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1.0  INTRODUCTION  
 

This Planning Background Report is a supporting document prepared in the course of reviewing 

the Town’s current Municipal Plan and Development Regulations (called collectively the 

“planning documents” in this report), to result in new planning documents for the period 2017 – 

2027.  The planning area boundary for this purpose is identical to the Town boundary (in some 

places, the Council is given some extraterritorial jurisdiction in land use planning, but not here).  

 

The process of reviewing and devising up to date documents began in December, 2016, and 

should be completed in the summer of 2017.  The current planning documents for Massey Drive 

date back to those put in place in an early era in municipal planning in this province, ie:  1994, 

and they succeeded earlier versions from 1988.  In those years, the Department of Municipal and 

Provincial Affairs, as it was then called, undertook to prepare planning documents for numerous 

communities in the province, Massey Drive amongst them.  It is not unusual for these vintage 

documents to be still in use, as amendments can be made to respond to emerging issues and 

opportunities, and that has been the case for this community.   

 

Successive rezonings of land of land since 1994 to enable residential developments have brought 

the community’s growth forward in a controlled manner.  This has been no small 

accomplishment, as this community has grown at an extremely quick rate compared to almost all 

other communities in the province  

 

A large fraction of the land base that was easily accessible from Massey Drive (the through road) 

in 1994 for development has now been occupied by residential subdivisions (some in the final 

stages of official approval), so it is timely to carefully plan for smart use of the remainder.  



 

Town of Massey Drive:  Review of Municipal Plan and Development Regulations for 2017-2027 

 

Planning Background Report:  DRAFT at 13 April 2017 

  
 

 2 

Council has recognized the benefit of a thorough review of the Municipal Plan and Development 

Regulations, in particular as the vigorous growth of housing and population has continued.  

These topics have been explored in the course of preparing this background study.  In addition to 

other up to date information, we also reviewed the key findings of the Town’s 2010 Integrated 

Community Sustainability Plan (ICSP), as it offered recent insights into the goals of community 

residents, based on its process of consultation and professional research. 

 

The land use planning objectives and priorities of the Town Council should go far beyond simply 

ensuring that there is a suburban building lot for every newcomer, as high values were placed in 

the 2010 ICSP and the 1994 planning documents on recreational and cultural amenities, 

environmental quality, economic development, and a high quality of governance and municipal 

services.  Those worthy thoughts have been heard from Council and staff in the preliminary 

stages of this review.  The outcome of the process will be up dated planning documents in that 

spirit, which will guide the community through the next decade and beyond.   

 

This report is organized so as to take the reader through the following Chapters: 

1.0:  this Introduction 

2.0:  The Review Process 

3.0:  Momentum of History 

4.0:  Today’s Goals Versus the 1994 Municipal Plan 

5.0:  Suggested Way Forward:  New Planning Documents 

6.0:  Decision Making: Efficient Governance 
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2.0  THE REVIEW PROCESS 
 

As said above, the review process began in December, 2016 and is expected to be concluded by 

the end of summer, 2017.   

 

Four steps have been taken as of writing this report in April, 2017, leading up to the preparation of 

this Planning Background Report, as follows. 

 

The first step was for the consulting planner to gather together and become 

familiar with the current (1994) Municipal Plan and Development Regulations, 

including the several amendments made to them to date, and immediately available 

useful documents, such as the ICSP. 

 

Second, the consulting planner came to Massey Drive in early December, 2016, to 

meet with Town Council and staff to discuss and compile background information 

on planning issues and opportunities which had arisen since the last review, and to 

view new developments.  Their assistance in frankly discussing community 

sustainability and planning issues and providing information was greatly 

appreciated.  It is evident that Council takes its responsibilities very seriously and 

that their staff provide an efficient and well managed civic administration.  Also, 

Town staff were most helpful in compiling useful information on development 

trends and forecasts, infrastructure projects, evolution of the local and regional 

economy, and demographics.    

 

Third, the Department of Municipal Affairs and the Environment (DMAE) 

supplied the required digital base mapping files which are prescribed for integration 

in the Department’s Municipal Information and Management System (MIMS).  

That issue of digital data is then being built upon through our work with a great deal 

of information generated during the review, including drafting of new streets which 
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have appeared since the prescribed mapping was produced, adding street names, 

and inserting features and labels for easier reference.    

 

This was done concurrently with requesting DMAE to arrange for compilation of 

information and comments of relevant government departments and agencies. This 

is done through the Interdepartmental Land Use Committee (ILUC).  The Urban 

and Rural Planning Act, 2000 at Section 4 specifies that planning documents made 

under the legislation shall comply with any provincial government land use 

policies, and this procedure is an efficient way of ensuring that the affected 

departments and agencies have been queried.  Their consolidated comments will be 

found in the Appendix to this Report WHEN THEY ARE RECEIVED. 

 

Fourth, an advertised public information meeting to present this report and the first 

draft of the revised Municipal Plan and Development Regulations will be held once 

draft planning documents are prepared to Council’s satisfaction.  Please note that 

this will not be the official public hearing, which follows much later in the process.  

The consulting planner will be in attendance to present and discuss the documents, 

and those with comments will be invited to follow up with written submissions.  

Council and the consulting planner will digest these inputs and any other new 

information which may come forward, and will prepare final drafts for the next 

step. 

 

Once Council is satisfied with the revised planning documents, the drafts will be sent for official 

review by DMAE pursuant to Section 15 of the Urban and Rural Planning Act, 2000.  Once the 

Department has released the documents to Council for adoption, Council may then proceed with 

the statutory process of adoption, public hearing and approval. 
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3.0  THE MOMENTUM OF HISTORY 

 

In using the word “momentum”, we are referring to the ongoing effect of the major factors that 

influence the most basic points in land use planning:  why is the community here in the first place? 

And what are the major influences on the way a particular place has been built up?  Those factors 

have the weight of history behind them, and will change only very slowly unless something really 

big happens, like the complete end of the economic basis of a single industry town.  From those 

basic matters, a look forward can be attempted, to identify population growth or decline in broad 

terms and the needs and the goals of those who have settled here. 

 

These are the fundamentals:  the economy first of all, for economic activity provides the “why”, 

and then we need to study the reasons a local area has built up.  Those are the topics of this 

chapter. 

3.1  The Economy and Demographics 

 

We will begin with the basics, for the benefit of those not familiar with the community, and then 

address the origins and functioning of the local economy and the historical and projected trends in 

population size and composition.   

 

Massey Drive is an inland community abutting the eastern boundaries of the City of Corner Brook, 

on the west coast of the island of Newfoundland.  It lies on the TransCanada Highway, with which 

its main street, also named Massey Drive, intersects.  By automobile, the City centre is only 

minutes away.   The community’s location relative to other west coast communities and sites may 

be appreciated from the map on the next page. 
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Compared to the many communities in Newfoundland and Labrador, the Town of Massey Drive 

has had a brief and different history.  Most of those other communities can relate their origins to 

the historic fisheries of France and Britain, going back to the 1700s.  Massey Drive didn’t exist 

until the development of the industrial community of Corner Brook began in the 1920s.  Until 

then, there was traditional outport fishing and some forestry work in the region, but the making of 

the community had to do with the vast forest resources on the west coast, which attracted 

investment in paper making after World War I.   

 

A mill built in Corner Brook by the International Paper Company of Newfoundland Limited began 

to produce paper in 1925. Subsequently, the company was acquired by the Bowater Corporation in 
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1938, and later it became part of the Kruger organization in 1984.  It has operated since then as 

Corner Brook Pulp and Paper Limited.  The mill and its many directly related enterprises, together 

with the services and goods industries which are supported by them, became the initial mainstay of 

the emerging local economy.   

 

As Corner Brook’s industrial activity became well established and its population grew, a popular 

venue for winter sports was found in skiing at a local slope, at which a facility called the “Ski 

Cabin” was built.  At the time, access to it was via a woods road then called the Ski Cabin Road, 

now the present day street named Massey Drive, from which the Town took its name when it was 

incorporated in 1971.  That skiing facility has been said to be the first organized ski club in 

Newfoundland.  A few people did live in houses on the road, though it was decades before much 

infrastructure was built.  The community was still quite small—even by 1986 its population was 

still barely over 400.  But the regional economy and population grew dramatically. Over the 30 

year span from 1986 to 2016, that represents a four-fold growth.   

 

When the 1994 documents were prepared, it was noted that the population had grown by an 

astounding 49.2% in the five years between 1986 and 1991.  The ICSP reported a population 

increase of 51.9% in the five years from 2001 to 2006, practically the same rate.  The latest (2016) 

statistics show an increase from 2011 to 2016 of 1,412 to 1,632, ie:  15.6%, so those earlier high 

rates  have cooled off quite a bit.  The last five years, 2011 to 2016, provide a good figure to use 

for land use planning for the next decade, as it probably reflects a less expansionary economy and 

changing local conditions than was seen earlier.  That five year growth of 220 people, divided by 

about 2.8 persons per household in 2011, represents about 15 households increase per year. 

 

In later years, economic activity unrelated to the paper industry grew in the health and public 

services and tourism sectors, and now their employees outnumber those in papermaking and other 

manufacturing.  The chart in the ICSP shown on the next page illustrating this data is the most up 

to date and will be used in this report, as the 2016 census results on this topic are not expected to 

be released until November, 2017: 
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2011 Census Data:  Numbers of Employees by Industrial Sector, Massey Drive 
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The paper industry certainly has had its periods of uncertainty, and one should never take its future 

for granted.  However, the region has been spared much of the chaotic ups and downs in the 

fishery which has so dominated the well-being of many communities, and not only because of the 

continuity of the forestry and paper making activity.  The distribution of employment across many 

economic sectors brings strength from diversification.   Although these impressions should support 

a conclusion that the local economy will continue to be at least stable, a review of professionally 

produced regional population forecasts will be statistically credible.   

 

Review of the population projections produced by the provincial government’s Economic and 

Projects Analysis Division in the Department of Finance confirms a belief that the Corner Brook 

region’s population will be at least stable for the foreseeable future.  The Division produces 

forecasts based on a selection of scenarios, from low to high according to assumptions made about 

the strength of local economies (which influences in or out-migration), and birth and death rates.   

 

The most pessimistic scenario for Economic Zone 8, in which Corner Brook is centred, shows a 

forecast of a decrease of about 2.5% over the next 20 years.  The most optimistic scenario shows a 

forecast increase of about 4.1%.  The medium scenario forecasts a little bit better than flat rate 

stability.  In short, the region should expect to have a stable local economy, largely based on 

Corner Brooks’ industries and services plus regional facilities such as the ski hill at Marble 

Mountain and services related to through traffic on the TransCanada Highway.  The region should 

continue to have a diversified economy and a population for which even a middling forecast 

scenario  indicates stability.  In even the “medium” scenario, there will continue to be demand for 

new housing as old stock is replaced and stable, good incomes and confidence from fairly stable 

employment enables new investment in home building.   

 

The next topic in land use planning for a community then comes to the matter of the “where” in the 

region the demand for housing will be felt, as that speaks directly to the land use demand forecasts 

for Massey Drive. 
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3.2  Choice of Community:  Why Massey Drive? 

 

Most working age adults’ choice of place to live is dictated firstly by the need for employment.  

Once one plans to live in a specific area, the next decision is the choice of community in which to 

settle, and that is shaped by the attractiveness of the options.  Factors include the availability of 

land on which to build, if the desire is to build a new home, or to buy an existing dwelling or to 

rent.  The reputation of a community as a good place to live is important in making those 

decisions.   

 

Quality of life desires are very important, especially for those households with good incomes from 

stable employment.  Such people look for amenities and services including good schools, 

recreational and cultural opportunities, the aesthetic appeal of the community, and the like.  Some 

of those factors are influenced, if not directly provided for, by local government, such as local 

playgrounds and hiking trails and the condition of the streets.  Since the ability of a municipal 

government to finance and provide for amenities such as recreational facilities and high quality 

maintenance of streets and services depends on holding and growing a healthy, happy community, 

it is important that Council addresses the sense of “well-being” of their residents.   

 

There has been much discussion in professional circles about measuring the well-being of people, 

communities, and countries.  The Newfoundland and Labrador government has developed an 

interesting statistical analysis which endeavours to score communities on quantifiable factors, such 

as a community’s population growth and age structure, personal incomes, and longevity, 

augmented by subjective surveys of how survey respondents feel about their levels of stress, 

personal health, general satisfaction with life, and the like.  The data sources for demographics are 

from the census, incomes and financial data from both census and tax authorities, health indicators 

from the health care authorities, and random surveys of individuals throughout the province to ask 

them.  The data is reported in the Community Accounts on the provincial government website. 
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These have all been scored and integrated to derive a “well-being indicator” score.  The analysis 

helps understand the priorities which should be respected in the new Municipal Plan.  The table 

below reports Massey Drive’s scores and positioning among the 363 communities in the province.  

Well-Being Indicators Report for Massey Drive (2011) 

Population Change (5 year rate)                                                                    20.7% (7th of 363)   

Migration Rate: Migrants in the past 5 years                                               18.0% (54th of 363)  

 

Average Couple Family Income                                                                 $96,300 (79th of 363)  

 

Personal Income per Capita                                                                         $41,500 (8th of 363) 

 

Economic Self-Reliance Ratio                                                                          91.3% (8th of 363) 

 

Employment rate (age 15 and over)                                                              63.3% (11th of 363) 

 

Change in Employment                                                                                 13.2% (14th of 363) 

 

High School Diploma or Higher                                                                      92.4% (7th of 363) 

 

Bachelor's Degree or Higher                                                                         25.9% (13th of 363) 

 

Employment Insurance Prevalence                                                                23.6% (20th of 363) 

 

Income Support Benefits Prevalence                                                                 1.3% (4th of 363) 

 

Median Age of Death                                                                                        74 (228th of 363) 

 

Low Income Prevalence: All Family Types                                                        10% (77th of 363) 

 

Excellent or Very Good Self-Assessed Health                            67.4% (+/- 15.5%) (35th of 363) 

 

Very strong or strong sense of belonging in the community  62.5% (+/- 16.0%) (359th of 363) 

 

Very satisfied or satisfied with life in general                              94.5% (+/- 7.6%) (32nd of 363) 

 

Life stress extreme or quite a bit                                               14.6% (+/- 3.8%) (202nd of 363) 

 

http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
http://nl.communityaccounts.ca/indicators.asp?_=vb7En4WVgaauzXZnXQ__
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The overall Well-Being Indicator score for a community is calculated by taking the number of 

indicators that score in the bottom 25% (approximately), in Massey Drive’s case it is 1, and 

subtracting it from the number that score in the top 25% (approximately), which is 14, to yield the 

number for Massey Drive of 13.   

 

That number (13) is then expressed as a percentage of the range from -17 (the lowest possible) to 

+17 (the highest possible) by adding 17 to the number to put it on a zero based scale, and dividing 

it by the score range, to get 30/34 for Massey Drive, ie:  88%.  This score shows that this 

community is in the very top cluster of four of all communities in the province, which is a 

remarkably positive indicator of the well-being of Massey Drive compared to all others. 

 

Admittedly, one can wonder what the score really means, as it is an integration of a large number 

of indicators, but regardless of how one may want to question the concept or the method, this 

community comes out at the very top amongst all communities in the province.  In graph form, the 

Community Accounts show it this way (“your community” refers to Massey Drive): 
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Massey Drive together with Pasadena and Steady Brook are the cluster of three communities with 

a score of 13.  There was only one community with a higher score of 15 (there were none at 14), 

and it was the small Town of Winterland on the Burin Peninsula. 

 

It may be no coincidence that the towns of Pasadena and Steady Brook are the other two 

communities in the high scoring cluster, as they as well as Massey Drive are heavily related to the 

local economy of the greater Corner Brook region.  They are in easy commuting distance of 

Corner Brook and offer the lifestyles appealing to a youthful population and feature modern 

suburban features very similar to those of Massey Drive.  The mix of occupations and industries of 

employment are likely very similar among the three.   

 

An interesting, and seemingly anomalous, statistic from the surveys is that Massey Drive’s only 

severely negative score was that of “very strong or strong sense of belonging in the community” 

for which Massey Drive scored practically at the bottom among all communities (359th of 363).   

And even more striking is that the other two communities, Steady Brook and Pasadena, showed in 

exactly the same way:  each had only one negative score among the results, on the same point, the 

“sense of belonging”.   

 

Perhaps it is indicative of modern suburban lifestyles, where one’s social circle is mostly made up 

of workplace contacts, family already in the area, and those who are met through children’s 

schools and sports activities.  Otherwise, one may not know the neighbours or relate to the 

community in any significant way.  For Council, it is useful to be aware that supporting activities 

that foster community spirit and identity will help make Massey Drive a better place to live.  This 

matters very much, especially in circumstances where people need each other’s help in 

emergencies, or simply just to encourage people to stay when options such as retirement arise. 

 

It is beyond the scope of this report to delve deeply into that matter.  The reader who is keen to 

explore the details of the well-being indicators developed by the provincial government can enjoy 
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delving into the great accumulations of data and the tools with which to explore their inter-

relationships, by accessing the Community Accounts website.   

 

The age structure of the community continues to closely resemble that shown in the 2010 ICSP 

(based on the 2006 census).  In 2011, the age structure published in the Community Accounts 

appears as shown below: 

 

 

 

Going back to the table of individual indicators of well-being and Massey Drive’s scoring on them, 

plus the age structure of the community, certain observations can be made: 

 

• The community is growing briskly and has had a significant rate of migration in and out, 

giving a significant turnover of new households, who bring their values and aspirations 

with them. 
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• The population is relatively youthful, with a healthy age structure reflecting large numbers 

of families with children still at home. 

• Personal incomes, employment rates, use of social service income support, and the like are 

at very healthy levels, ie:  incomes and employment levels are high, there is a low level of 

use of income supports, and a very low level of reliance on government support payments 

in household incomes. 

• The adult population has high levels of education and overall good health. 

• There are high levels of satisfaction with life and stress management. 

• Conversely, a very low level of a the “sense of belonging in the community”, likely 

reflecting the numbers of people who are new to the community, compared to other 

communities with an aging population and where there are very few newcomers.  This is a 

challenge for the community, as it is important that a people feel the mutual comfort and 

security of knowing that they “belong”. 

 

In short, there is no good reason to think that Massey Drive will cease to be an attractive, if not the 

most attractive, of the residential communities outside the City boundaries, and it is appropriate to 

see its residents as a healthy, younger community with high expectations of its local government.  

The population can be said to enjoy a strong measure of “well-being”, which speaks well for its 

continuation as a dynamic, appealing place to live.  Its strong economic situation, location, quality 

of life, appearance, and excellent municipal services make it so. 

 

This chapter of the report is titled “The Momentum of History” as it endeavours to identify the 

long term trends and underlying major factors affecting the ongoing development and health of the 

community.  Those factors tend to change very slowly and must be respected.  This is analysed in 

the next chapter, Chapter 4.0, in two parts:  the first to do with identifying residents’ goals in the 

context of Municipal Plans, the second with the effectiveness of the existing Municipal Plan in 

achieving those goals. 
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Following that, Chapter 5.0 will suggest the ways in which the planning goals as we understand 

them should be reflected in strategies and policies which will address the evolving urban form, 

infrastructure, and amenities of Massey Drive.  This will include a general development concept 

and a recommended framework of land use area designations and related development 

requirements, as well as approaches to amenities desired by residents. 

 

Finally, in the last chapter of this report, Chapter 6.0, we deal with decision making concerning 

planning.  This is not to suggest that current practices are deficient as we do see the Town’s 

administration as being open and effective, but we will suggest practical options to allow Council 

to deal more efficiently with development applications.  The 1994 planning documents have, in 

our opinion, tied Council into needlessly cumbersome processes concerning land development. 
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4.0  TODAY’S GOALS VERSUS THE 1994 MUNICIPAL PLAN 
 

This chapter is organized in two parts:  the first to do with identifying the goals expressed by 

residents, the second to analyse the effectiveness of the use of the existing Municipal Plan in 

achieving those goals. 

4.1  General Goals:  What Do Residents Want from Planning? 

 

The foregoing information indicates that residents are mainly families with children, occupying 

single family homes for the most part. They are relatively young, well educated and trained, 

employed in reasonably stable industries, and desire a pleasant quality of life personally and in their 

community.  It would be possible to generalize from broadly drawn sources as to their wishes in 

land use planning, by stereotyping them as well established and happy suburbanites.   

 

However, we have a better local resource in this regard in that residents were consulted during the 

process of the researching the 2010 ICSP, yielding several important findings.  There has not been 

a similar consultative process since then, and it is hoped that when this Planning Background Report 

is reviewed by the public, helpful inputs will be heard which will enable an updating.  

 

From the ICSP process, the residents reportedly said that the Town of Massey Drive faces a 

number of sustainability challenges, ie: to: 

• Ensure a balance of land uses in the community that provides for new residential and 

commercial development, areas for open space, and recreation. 

• Ensure that new development does not place undue burden on taxpayers by encouraging 

development in areas that can be easily serviced from the existing water and sewer system. 

• Support and balance new development in a manner that supports development of the social 

and recreation sectors that have been identified as key components of the Town’s economic 

development strategy. 
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• Address inadequate and out dated infrastructure including town hall, fire department 

building, new equipment maintenance building, sidewalks, bus shelters, and street lights. 

• Involve the community in decision making. 

 

The ICSP process produced the following as an overall vision statement for the community: 

 

 

Continuing with the ICSP, it was said that the following goals are consistent with that vision and 

should guide the Town of Massey Drive over the next ten years, ie:  2010 to 2020: 

• To manage growth, development, and provision of services in a manner that is in keeping 

with the financial resources of the community. 

• To provide additional opportunities for citizen input regarding development decisions. 

• To minimize future costs of municipal servicing by managing growth in a manner that 

ensures orderly development, and encourages a compact physical structure by utilizing land 

that is available within the boundaries of existing serviced development. 

• To foster community well-being and active lifestyles by supporting our cultural resources, 

and ensuring that there are opportunities for active recreation. 

• To support new opportunities for business growth in tourism and other sectors by working 

with community partners, business operators, and the public. 

 

At the time of writing this draft of this report, these appear to be worthy goals that can be pursued 

by good, long-term planning and attention to good management of municipal resources.   Before 

starting to suggest revisions to the Municipal Plan and Development Regulations, it would be 

appropriate to assess how well the existing documents relate to those goals. 
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4.2  Effectiveness of the 1994 Planning Documents 

 

The effectiveness of the existing Municipal Plan and Development Regulations should be 

measured against three fundamental sets of goals related to dealing with land development in the 

manner intended, providing modern infrastructure, and in achieving the desire to build up the 

amenities of the community.  These are considered in the following three sections, and Chapter 5.0 

sets out a recommended detailed development concept and planning policies.  Another goal had to 

do with decision making, and that is addressed in Chapter 6.0.  Reference will be made to a map 

forming part of this report, titled “Planning Background Report  Map”, found in a pocket at the 

rear.   

4.2.1  Dealing with Land Development 

 

The 1994 planning documents’ policies and regulations have guided land development for over  

two decades, as successive Councils have dealt with the demand for building lots to accommodate 

those seeking to settle in the community.  This has had mostly to do with managing the initiatives 

of developers desiring to invest in creating residential subdivisions.   

 

This has been addressed almost entirely through the process of successive rezonings of land areas 

for residential subdivisions as investors have come forward.  It will be instructive to first review 

the evolution of land development since 1994.   

 

In 1994, the streets which had been built or approved, were: 

 

Massey Drive 

Country Lane 

Lady Diana Crescent 

Mountain View Road 

Targett Drive 

Harvey’s Road 

Prince Charles Road 

Lakeview Road, only as far as Link Pond (the           

water body, not Link Pond Road) 

 

Dove Crescent 
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Subsequently, a succession of land areas were rezoned on application to Council, all to the 

Residential Zone except the first one in 1996.   

 

The time line and cryptic summaries for the Municipal Plan amendments and rezoning approvals 

are as follows (the serial numbers assigned to each one mark the approximate locations of the areas 

affected on the attached map, which also shows the alignments of any new streets involved in each 

one):  

 

1. 1996:  to rezone from Residential to Rural, a small parcel of land at the eastern end of 

Massey Drive, to enable the Bay of Islands Rod and Gun Club to sell to a party for the 

purpose of erecting a repair garage.  The site has been developed and a company named 

T’n’T Truck & Trailer Repair Ltd. is operating a substantial business there. 

2. 2003:  to rezone from Public and Community Use, to Residential, an area fronting on 

Massey Drive for 3 lots and an area running behind and fronting on an extension of 

Lakeview Road for 9 lots.  The only new street involved was a northward extension of 

Lakeview Road; the extension is also named as Lakeview Road. 

3.  2005:  to rezone from Rural and Commercial/Industrial, to Residential, a further 

northward extension of Lakeview Road and a return loop running parallel to Lakeview 

Road southward down to a proposed future street named Randell Place, for about 46 lots.  

The linkage to Randell Place will provide an alternative access as required for that length 

of otherwise dead end road from Massey Drive.  Only the northward extension of 

Lakeview Road has been approved and constructed, whereas the return loop is a proposed 

future road, not yet fully approved or named. The northward extension is also named as 

Lakeview Road. 

4. 2012:  to rezone from Rural to Residential, a large area north and west of Stratton’s Pond, 

for about 202 lots.  The streets approved to date are a single access street from Massey 

Drive (Keith Street) and Samuel Crescent, which loops off Keith Street.  The other streets 

are proposed future roads, not yet fully approved or named.  The proposed street and lot 

layout presented in the rezoning application drawings show how an alternative access to 
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the subdivision would be arranged, by way of an emergency access lane from Samuel 

Crescent to Link Pond Road.   

5. 2012:  to rezone from Comprehensive Development Area, to Residential, an area to the 

west of Country Lane and linked to it, for about 20 lots.  The street has been approved and 

built, and is named Miller Crescent.  A road reserve has been provided at the upper end of 

the new street to give access to undeveloped land to the west.   

6. 2015:  to rezone from Rural and Open Space, to Residential, of a single area of land 

accessed from and fronting on Prince Charles Road, to enable development of a “seniors 

complex”.  The development has not proceeded to date. 

 

It can be seen on the map that there has been a steady progression of initiatives to build new side 

roads off Massey Drive in a fairly orderly manner, resulting in the compact form of development 

called for in the goals and in the 1994 planning documents.  

 

In addition to the above land rezoning amendments, one other amendment was made, involving 

only the text of the Development Regulations:  in 2013, the requirements for development in the 

Residential Zone were changed as they affect minimum lot areas and frontage required for 

development of subsidiary apartments, intended to provide more front yard area for secondary 

driveways.  Also, in the same amendment, the generally applicable Subdivision Design Standards 

were amended concerning the number of sidewalks required on residential streets. 

 

Our discussions with the Town Manager have indicated that there have generally been no great 

issues concerning the applications and approvals processes for individual buildings.  The 

appearance of the community does not reveal any developments that would obviously not have 

been approvable under the 1994 planning documents.  The care taken in having comprehensive 

development agreements for major new subdivisions is commendable, as evidenced by the 

development agreements with the developers of lands at Stratton’s Pond and Miller Crescent.   

 



 

Town of Massey Drive:  Review of Municipal Plan and Development Regulations for 2017-2027 

 

Planning Background Report:  DRAFT at 13 April 2017 

  
 

 22 

Further, to do with the goal of fiscal prudence and care:  the land developments which have taken 

place have not resulted in financial burden on the community.  The financing of land and 

infrastructure has been covered by the various investors who have done so entrepreneurially.  

Investment in the community in that way does not seem to be an issue, recognizing that the 

demand for building lots will vary over time and investors will govern the pace of their plans 

accordingly.   

 

The general intention of the 1994 planning documents regarding residential development has been 

fulfilled.  However, the 1994 Municipal Plan also calls for responding to pressure to develop 

commercial and industrial lands, specifically designating an area northwest of Lakeview Road for 

that purpose.  The Municipal Plan also said that the demand for land for that purpose is low, as 

there was an abundance of such land available in the City of Corner Brook.  That observation has 

been borne out in the interim.   Moreover, the one small area that was designated on Massey Drive 

for such uses has not been developed and likely will not be.  

 

As one of the ICSP’s goals refers to support for new business initiatives, this topic needs to be 

better resolved as the lands designated in 1994 for commercial and industrial development have 

mostly been directed toward residential subdivisions.  Later in this report, in the next Chapter, this 

will be considered and an alternative approach will be suggested as the residents’ goals as per the 

ICSP still calls for this to be done in some manner. 

 

In summary, although the general intentions of the 1994 documents concerning land development 

have been fulfilled to date (except for the point last discussed), there are a number of relatively 

minor, but still important, fine tuning points which have been suggested.  The Town Manager 

brought forward a number of topics that can be readily incorporated into the new planning 

documents, such as prohibiting use of gabions in retaining walls, adjusting sizes of accessory 

buildings, etc.  The attention to details such as those is commendable, as it all contributes to the 

aesthetics and management of the urban environment, which is a point noted in the goals of the 

1994 documents and the ICSP.  These points will be addressed in the next Chapter in which the 
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development concept and key policy subjects for the new planning documents are addressed, as 

well as some points for fine-tuning the documents. 

4.2.2  Streets, Water and Sewer Infrastructure 

 

4.2.2.1  Water and Sewer Services  

 

The community is serviced throughout with central water and sewer services, and all urban land 

uses are accessed via public streets.  Water is purchased under agreement with the City of Corner 

Brook, and sewage is directed to treatment facilities located in the City.  The agreements for those 

shared services run until 2025 and include detailed requirements of the Town of Massey Drive, all 

intended to ensure high quality construction and operation of the public works involved.   

 

The community has a direct, unusual interest in one aspect of the water supply system.  The water 

supplied by the City of Corner Brook is piped to the community from the City’s water treatment 

plant to the west of Massey Drive, but the water originates from surface watersheds lying to the 

east.  The City’s website provides this explanation of the supply route from the source waters to 

Massey Drive: 

 

 The City of Corner Brook supplies water to the municipalities of Corner Brook, Massey 

Drive and Mount Moriah.  The water originates to the south-east of the region in the 

Corner Brook Lake and Eastern Lakes water sheds, both of which feed into Corner Brook 

Stream.  Water is taken from a point in the stream on the eastern side of the TCH into a 

holding pond called Trout Pond where primary settlement of sediment takes place.  Water 

is then piped from Trout Pond to the City’s Water Treatment Plant on the western side of 

the Trans-Canada Highway. 

 

The map shown on the next page, from the Water Resources Portal on the DMAE website, has 

been marked to show the supply watersheds and Trout Pond and the pipeline that brings water 

down to Trout Pond from them.  
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The watershed of Trout Pond itself drains into the Pond, thus adding a minor volume to the overall 

supply.  Although the volume contributed is not very significant, any contamination of its 

watershed will make its way to the water treatment plant, regardless of its size.   This affects land 

use planning by the Town of Massey Drive, as a part of the Trout Pond watershed lies within the 

planning area, which is the same as the Town boundary.  The land use mapping provided by 

DMAE shows the official protected public water supply watershed boundary.     

 

The watershed of Trout Pond, both inside and outside the planning area, is protected under the 

Water Resources Act, 2002.  The area is essentially in a natural state, except that there is an 

abandoned ballfield just within the protected area boundary.  The 1994 planning documents treat it 

as a conservation area with stringent regulations applied to development within it—indeed, 

permitting only conservation uses (watersheds, buffer strips, flood plains, wildlife sanctuaries etc) 

and prohibiting any other uses. It should be obvious that these stringent measures must continue, as 

there are few necessities of life more critical than supply of good quality potable water.   

 

 

Eastern Lake and Corner 

Brook Lake watersheds 

Intake on Corner Brook Stream 

Pipeline from intake to 

Trout Pond 

Trout Pond and 

its watershed 

City of Corner Brook 

Town of Massey Drive 

Tippings Pond 

Stratton’s Pond 
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4.2.2.2  Street Services 

 

The community has been developed with good street services, with good paving and drainage 

control in almost all areas.  Past construction standards have been adequate and new subdivision 

streets are being built to a modern, engineered standard.  It is very important that future streets are 

designed and built to appropriate engineering standards, as per the Development Regulations and 

modern engineering practice, because any shortfalls today will surely be paid for in the future.   

 

The street pattern of the community has slowly evolved from the original linear feature of Massey 

Drive itself, to a spine-and-ribs pattern in which cul de sac streets were built out from Massey 

Drive, to more of a grid pattern.  As the streets in the new subdivisions shown on the attached map 

are built and linked, this pattern will become stronger.  This will enable more efficient municipal 

servicing with piped services and it will also be much more efficient to deal with snow and ice 

control and removal as cul de sacs are eliminated.  The heavy snowfalls experienced in the area 

make the latter service difficult, so cul de sacs in future subdivisions should not be allowed—there 

is ample land in and around future development areas to be able to insist on this requirement. 

 

The Development Regulations require that subdivision design include provision of street reserves 

that enable continuation of the street network into adjacent lands.  Providing for road reserves in 

future subdivisions that relate to the overall linkages is critically important as failing to do so will 

lead to dangerous situations in which large numbers of residents are permanently left with only a 

single access to the external street network, risking lack of access for emergency responders should 

the single access be blocked.   

 

The new planning documents need to show how the major linkages are to be developed in a 

coherent pattern over time as it is not the responsibility of the developer of each new residential 

subdivision to figure it out.  Good linkages are already well identified between most of the 

subdivisions already approved or proposed in principle, as shown on the attached map.  However, 

there is a need for an overall water and sewer servicing plan to go along with the street network 
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concept.  The suggested development concept described in the next Chapter will provide the 

technical framework for the long term servicing and street plan.   

 

Later discussion in this report concerns a proposed Urban Reserve in the northwest quadrant of the 

community, north of Harvey’s Road and Prince Charles Road and west of the upper end of the 

latest Lakeview Drive extension.  The street network selection related to that concept should 

include careful thought as to designating an alignment which would function as a collector street 

from that area down to Massey Drive, if the decision is made to access that area from the upper 

reaches of Lakeview Drive.  

 

Goals noted earlier have included a desire for better street lighting and bus shelters along Massey 

Drive.  Council should consider how best to respond to these concerns, both for existing streets 

and as standards to be included in the Development Regulations when new subdivisions are 

involved.  Council has already dealt with the issue of numbers of sidewalks in new subdivisions, 

and brought its requirements up to date by way of the 2013 amendment to the Development 

Regulations, such that all streets in new subdivisions will be built with sidewalks on both sides of 

the streets.   

4.2.3  Amenities 

 

Another goal cited in the 1994 planning documents and as earlier cited from the ICSP touches on 

improvement of civic cultural and recreational assets.  The well educated and young, family-

oriented population has aspirations in this regard which are quite different from those in 

communities with aging and diminishing populations, but it must be remembered that every age 

group has specific needs.   

 

 The community is fortunate in being so close to the City of Corner Brook, in that many cultural 

and recreational facilities and opportunities can be found there.  This is a strong asset in the quality 

of life in the community, and for the Town’s financial situation:  the Town does not need to be all 

things to all people, and can focus its resources on the gaps.  The community’s focus can be on 
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supporting active lifestyles by taking advantage of the natural features of the immediate area and 

opportunities for local facilities not requiring travel outside the community.   

 

One is immediately struck on visiting Massey Drive that the surrounding wooded and rolling 

landscapes are naturally attractive, and the presence of water features such as Stratton’s Pond, Link 

Pond, and Tippings Pond add greatly to the appeal.  The community after all had its roots in these 

natural features, in the days of the ski hill and the Ski Cabin.   

 

The plans which were seen in the review, and the references in documents such as the development 

agreements for two recent, large subdivisions, show the forward looking and smart planning 

underway to develop trails and amenities which will be great assets in active recreation.   There is 

also thought being given to creating a community garden in an area on Stratton’s Pond.  Trails and 

trail amenities around Stratton’s Pond and Tippings Pond and elsewhere to form a network of 

walking opportunities would be the envy of many other communities. 

 

More urban forms of recreation for children and young adults in the form of playgrounds and 

outdoor sports and recreation facilities are desirable in addition to the trails and outdoors features 

to provide other options contributing to healthy lifestyles.  In that light, information was brought 

forward to show plans are now being made to develop a comprehensive outdoor multi-purpose 

recreation facility in the heart of the community.  The functionality of the facility is said to include 

basketball courts and a skateboard park near the playground already established behind the Town 

Hall, so as to expand the Mama Dawe Recreation Complex.   

 

This is in keeping with the 1994 planning documents, which identified the area up behind the 

Town Hall and Fire Hall, to be reserved for recreation, open space, cultural facilities, and civic 

uses such as a potentially new Town Hall/community centre. Some of those facilities have been 

built, such as the public works building and equipment yard and the anticipated expansion of 

functions at the Mama Dowe Recreation Complex.  These uses will completely use up the 

available land. 
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The worthy goal said in the ICSP of providing good recreational opportunities suited to the 

community is being realized as rapidly as circumstances permit.  As time passes, and as the 

community grows and resources permit, the goal of ever improving amenities can be pursued.  The 

1994 planning documents are quite clear in stating the intention to follow that concept, and the 

current plans described during this review process show a vision that continues to fulfill their 

intention.  In that regard, the 1994 planning documents can be said to be effectively executed.   
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5.0  Suggested Way Forward:  New Planning Documents 
 

Having considered the background information and analysis described in the foregoing, a 

development concept and descriptions of the functionality of designated lands and policy 

intentions can be recommended.  Following those sections, a number of points applicable to all 

areas are discussed.  

5.1  Development Concept 

 

From the review to date, a development concept has emerged.  The fundamental structure and 

approach to the urban form set out in the 1994 documents is still applicable other than for one 

major topic that needs a new approach (the provision of land allocations for commercial and 

industrial use).  In short, the concept is based on the following points (see the next section for a 

more detailed review of each of the area designations and map references to the areas, and the 

section after that which addresses a list of fine tuning subjects): 

 

• Massey Drive’s geographic function has been and will continue to be essentially that of a 

suburban community for which most employment and practically all major services are 

found in the City of Corner Brook and other areas outside the community.   

• The community is expected to continue to strongly attract newcomers, mostly families with 

stable employment in the area, to buy or build homes, with new development expected to 

use up all of the building lots which will become available over time.  

• The community’s appeal to settlers is its quality of life as a family-oriented residential area 

and the prospect of increasing active recreational opportunities, such as walking trails and 

scenic venues, in an already very attractive natural environment.    

• Residential and public-and-community-use land use designations will comprise almost all 

of the readily accessible and serviceable land in the community.  Much of the available, 

easily serviced land has already been built on or committed to residential subdivisions, and 

the balance still available will be developed in the same way over time.   
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• The predominant building form will continue to be almost entirely single dwellings, with 

only a few subsidiary apartments and double dwellings (a.k.a. side by side units in 

duplexes).   Only very small scale, benign non-residential development would be allowed 

in the designated residential areas.  

• Active recreational facilities in the form of outdoor playgrounds and small scale sports 

areas, an extensive network of public walking trails, and amenities such as a community 

garden, shelters and resting places, focused on the three Ponds, will comprise the short term 

recreational infrastructure.   

• A large area at the east end of the community, east and north of Stratton’s Pond subdivision  

and all around Tippings Pond, will be designated as public and community use for ongoing 

development of trails and other amenities focused on the natural landscapes and those 

water features.  

• The Town-owned lands behind the Town Hall and Mama Dowe Recreation Complex area 

will be reserved for future public and community use, including outdoor playground and 

sports, though there is virtually no more available land there. 

• The part of the Trout Pond protected public water supply area lying within the planning 

area will continue to be an area in which any development except as may be related to the 

waterworks function will be prohibited. 

• A mostly undeveloped rural area on the southwest side of Massey Drive, beyond the Deer 

Lake Power Line, is used for one light industrial use and one single dwelling.  The Town 

does not plan to extend water and sewer services beyond their present limit.  The intended 

use of that area is for commercial and industrial use, on private water and sewer services 

(extension of services would have to be financed by the developer).  The wide right of way 

for the Deer Lake Power line serves as a buffer between this area and the residential areas. 

• An urban reserve which could serve for either residential or commercial/industrial uses will 

be designated in a large rural area above Prince Charles Road and northwest of the upper 

end of Mountainview Road.  The predominating future use does not need to be decided at 

this point in time as there is a sufficient stock of existing or committed building lots to last 

well beyond the ten year span of the 2017-2027 planning documents.  The decision making 
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in that regard should include studies of access and servicing to support a master 

infrastructure plan. 

5.2  Area Designations 

 

The development concept set out above is implemented by designation of all areas in the 

community to one of the following: 

 

• Residential  

• Urban Reserve  

• Commercial/Industrial 

• Public and Community Use 

• Public Water Supply 

 

These are described in some detail in the following sections. 

5.2.1  Residential 

 

The Residential area designations reflect those areas which have already been built up mainly with 

housing, plus the areas already approved in full or in principle for housing, plus peripheral areas 

which are best suited to this land use group.   The functional vision of Massey Drive is that of a 

good quality, suburban, family-oriented community for which practically all employment and 

services of all kinds are focused on the City of Corner Brook and surrounding areas.  As such, 

maintaining and improving the quality of residential life is the highest priority in municipal 

planning. 

 

 The permitted uses will be almost entirely single dwellings, some with subsidiary apartments in 

them, and duplexes (double dwellings).   Higher density residential, home business, and certain 

small non-residential developments in area would be very cautiously considered. Protection and 
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enhancement of the modern, orderly suburban ambiance of the community will be the highest 

priority amongst planning policies. 

 

At present, there are several subdivisions which are fully approved and serviced, which are rapidly 

being built up.  There are several proposed subdivisions which are based on proposed future 

streets, where the street arrangement is known and where the rezoning actions noted earlier have 

zoned the lands for this purpose.  The attached map shows the street arrangements and the outlines 

of the rezoned areas.  There are about 160 building lots on the proposed future streets. 

 

Investors have been present to assemble land and propose new subdivisions during the last fifteen 

years.  The land area which remains in this designation can be appreciated by studying the map 

which is part of this report.  There are some areas both north and south of Massey Drive that have 

potential for further development, beyond the streets and subdivisions already approved or 

proposed.  Reviewing those areas will illustrate the remaining development potential. 

 

Starting on the northeast side, topographic challenges limit the amount of land between the areas 

already proposed and the town boundary to the north.  First, in area 4a (the Stratton’s Pond 

subdivision) marked on the attached map, the available area is confined to the north by very steep 

slopes.  Moving westward, it can be seen that the upper run of Link Pond Road, from east to west, 

represents the farthest north that one can go before coming to the town boundary.  Going further 

westward, the same can be said of the area above the top end of Lake View Road.  Then, yet 

westward, there is a large triangular area above Mountainview Road, just below the “North 

Access” label on the map, which could be developed, and that is actually the only area of land left 

on the north side of Massey Drive before coming to the brook that defines the boundary of the 

adjacent Urban Reserve area (more said on it later).  These areas could yield very approximately 

30 new residential lots. 

 

South of Massey Drive, starting at the east again, there is a small area of land between Lady Diana 

Road and the eastern end of Massey Drive where it comes to the Deer Lake Power Line, which 
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could be developed for a few lots if it were accessible; unfortunately, it seems to be isolated for 

lack of road reserves to lead to it, so its potential should not be counted.  Similarly, moving 

westward, there is an area between Targett Drive and Country Lane which will have good access 

and would be suitable.  And then, going to the west of Miller Crescent, there is a road reserve off 

Miller Crescent which permits access to a small triangular area bounded by the NL Hydro Line 

and the back lot lines of lots fronting on Massey Drive.  These areas could yield very 

approximately 30 new residential lots. 

 

In summary, very approximately 60 lots could be developed in those areas described in the last two 

paragraphs, using development densities of about the same as the newer subdivisions have 

exhibited.  When that number of 60 is added to the confident number of 160 lots available on the 

proposed future streets shown on the attached maps, one can appreciate that the total of  220 lots 

represents about 15 years supply of lots, using a figure of 15 per year, which reflects the 

population increases and household sizes seen in the last five years.   

 

The time line for these developments is of course uncertain.  The annual consumption of land may 

be quick if confidence in the local economy remains strong and investment money is flowing, or it 

could be very long if serious recessions or extreme tightening of mortgage money occurs.  

Nevertheless, it matters little for long term land use planning whether the development of new 

streets and services is stretched out over time or is sudden—the long term pattern of land uses and 

infrastructure will be much the same.   The forecast figures suggest three things:   

• Close attention must now be paid to pre-planning the street network and trunk water and 

sewer servicing of the remaining future development areas (which includes leaving road 

reserves at the right places as new subdivisions go to official approval),  

• Within the ten year time frame of the planning documents to which this report relates, there 

is a sufficient potential supply of building lots, but at the rate of development of the last 

five years, that potential will be close to being exhausted by the end of the decade, and,  

• This leads naturally into consideration of the Urban Reserve shown on the attached map. 
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5.2.2  Urban Reserve 

 

Much of the area marked as Urban Reserve on the attached map is physically suitable for 

development, as its slopes and shape would be conducive.  Conceptualizing its future uses should 

include these considerations: 

 

• The Urban Reserve area could serve for either residential or commercial/industrial land 

uses. The potential of providing for commercial or industrial development in the areas 

designated as Residential is practically nil, as the area is already so built up that there 

would be conflict with residential uses.  The Commercial/Industrial area on Massey Drive 

south of the Deer Lake Power Line can accommodate some small amount of commercial 

and industrial development, as will be described later, but the Urban Reserve is the only 

remaining area that could further respond to that goal.  If the eventual decision is to use the 

Urban Reserve for residential uses, that would severely limit the potential for commercial 

or industrial development in Massey Drive.  Conversely, if the Urban Reserve is not 

available for residential development, the community will have no more potential for 

housing after not much more than a decade.  Which choice is the most desirable outcome is 

for debate at succeeding planning reviews or in response to a proposal of one kind or 

another, or, it could be settled now.   

• The chief challenge for either use is providing access to the Urban Reserve at two points so 

as to provide an alternative access.  It is accessible from two directions: coming in from the 

east at the location of the “North Access” arrow marked on the attached map, or, coming 

up from the southwest by an access marked with the “South Access” arrow. Either of the 

two alignments could be used solely as an emergency lane, but alternatively North Access 

could be twinned without difficulty. 

• The dividing line between the Residential designation and the Urban Reserve is defined by 

a stream feature on the northeast side (where the “North Access” appears on the attached 

map) and by a steep hillside on the south where the “South Access” crosses into the Urban 

Reserve.   
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• The South Access would come off the turning circle at the end of Harvey’s Road and then  

would rise following a fall line of about 10% across the hillside to the more gently sloped 

areas in the main body of the Urban Reserve. That slope is acceptable for urban streets 

(compare to about 20% on the steep pitch on part of Mountainview Road).    If access from 

the southwest via the South Access were not built, the North Access alignment would need 

to be twinned in some fashion so as to provide an alternative access road into the Urban 

Reserve.   

• The North Access is topographically feasible without difficulty, though the brook at the 

boundary of the Urban Reserve area needs to be bridged and there are some poorly drained 

areas to traverse.  

• If the South Access were only an emergency lane, the shortest route from outside the 

community to the North Access would run up Mountainview Road, on which truck traffic 

should be not allowed due to the very steep slope on part of that road.  The North Access 

would far better be linked to the upper end of Lakeview Road, with Mountainview Road 

looped in a way to discourage through traffic on it.  In either case, the amount of 

development which could take place in the Urban Reserve would create significant traffic 

loads on either of those streets, which would diminish the quality of life on whichever 

street were used.  Consequently, it would be preferable to develop the South Access as the 

only public access to the Urban Reserve developments, and have only an emergency lane 

leading out to the upper end of Mountainview or Lakeview Road.  By taking that approach 

the South Access could be designed for the traffic expected, especially for the frequent 

heavy wheel loadings which would relate to the area being used for commercial/industrial 

development, if that were the development type desired. 

• Given the topography of the Urban Reserve, about one third of the area would be unsuited 

to development because of steep slopes.  The western third of the main body of the Urban 

Reserve above the Residential area line is too steep and rolling to be developed for urban 

uses.  The hillside up which the South Access rises would have development potential 

along its frontage until it reaches the steeper hillside roughly where the Residential area 

line is located, though some terracing of lots will need to be done.  Prince Charles Road 
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could be linked to the South Access without great difficulty, thus avoiding a cul de sac on 

that road’s extension, should that be of interest. 

• On a positive note, the South Access alignment does not significantly reduce the 

development potential of the area rezoned for the seniors complex (area 6 on the attached 

map), which is in the Residential area.  The footprint of the seniors complex would have to 

be reconfigured somewhat to fit in with the South Access alignment. 

 

As said earlier, the potential inventory of building lots for residential use will respond to 

demand for at least the next decade, so there is no urgent need to deal with the choice of 

whether the Urban Reserve should be devoted to residential or commercial/industrial 

development.  It is a topic which could be addressed now, or at the next plan review.  In the 

short run, the decision may be prompted by the initiative of a prospective developer who can 

see return on the investment sufficient to carry the cost of dealing with access and servicing for 

a type of appealing development.  It would be a very good idea to fairly soon carry out 

preliminary engineering to more sharply define the access routes and set out a street and water 

and sewer servicing scheme, together with preliminary cost estimates for a first phase of 

infrastructure development. 

 

For the new planning documents, the permitted uses in the Urban reserve which would be 

listed pending decision making as described would be conservation and recreational open 

space, as is often done for reserves.  Discretionary uses would be limited to forestry 

developments so as to prevent developments which could later frustrate plans to develop urban 

land uses. 

5.2.3  Public and Community Use 

 

This designation would reflect the intended use of these lands for open space, recreation, civic and 

cultural amenities, and public facilities such as a fire hall or municipal office.  There are two areas 

which would fall under this designation:  a fairly small area behind the Town Hall on Massey 

Drive, and a large area east and north of Stratton’s Pond and around Tipping’s Pond.  Both of these 
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areas are essentially continuations of the intent of the 1994 documents, though the extent of the 

areas has changed somewhat to suit up to date circumstances.   

 

The Public and Community Use area on Massey Drive is the site of the Town Hall, the fire station, 

a playground (the Mama Dawe Recreation Complex), and the public works depot.   Council plans 

to develop a comprehensive outdoor multi-purpose recreation facility to include basketball courts 

and a skateboard park near the playground.  The area behind the public works depot is needed for 

outdoor storage of public works equipment and supplies. Those developments would basically 

consume the remaining area of the Town’s land holding at that site.   The boundary of the 

designated area would follow the boundary of the Town-owned lot. 

 

The areas north and east of Stratton’s Pond and around Tippings Pond as shown on the attached 

map have been in mind for outdoor active recreation for many years.  The northern and eastern 

boundaries of the Stratton’s Pond subdivision have established the limits of the Residential area.  

The area between the northern limit of that subdivision and the town boundary is also placed in the 

Public and Community Use designation, as it becomes quite steep once north of that subdivision, 

and thus not suitable for residential development, but could support some interesting trail 

alignments.  Such trails could continue across the top of Link Pond Drive and Lakeview Road 

subdivisions and into the Urban Reserve. 

 

Some trail development has already been accomplished in the area of Tippings Pond, and a general 

concept for ongoing extensions and amenities is being formulated.  The recent approval of the 

Stratton’s Pond subdivision (areas 4a and 4b on the attached map) included the conveyance to the 

Town of a shoreline strip of land around the north and west sides of the Pond, on which a trail is 

planned.  Part of the conveyed area is a larger plot accessed from Keith Street for which a 

community garden is being contemplated.  That trail would connect to a future network of trails in 

the woods and around Tippings Pond.   
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Trails are contemplated elsewhere in the residential areas so as to form a larger network of walking 

opportunities.  For the new planning documents, the areas designated for this category would be on 

Town or Crown lands.  Council should prepare a trails and outdoor amenities strategic plan to 

guide long-term implementation.  The results will be most gratifying, as the natural areas involved 

are naturally appealing. 

5.2.4  Public Water Supply 

 

This area is that part of the Trout Pond protected public water supply area, subject to provincial 

government regulations under the Water Resources Act 2002.  At present, the area is in a basically 

natural state.  The ballfield that at one time was in use there no longer exists.   

 

The 1994 planning documents stipulate that the only development permitted is conservation, and 

that only in support of the waterworks function, and that should continue in the new planning 

documents.  Since the water supply is part of the City of Corner Brook system, it would follow that 

the City would be the only proponent who may wish to do something different.  However, it may 

be people in the Massey Drive community who may first notice anything that looks suspicious or 

problematic, so Council should monitor activity in the area and report anything potentially of 

interest to the City and DMAE. 

5.2.5  Commercial/Industrial 

 

The Commercial/Industrial area is an irregularly shaped area lying between the Deer Lake Power 

Line, Massey Drive, and the Protected Water Supply area.  It at present accommodates an 

industrial garage (T’n’T’s truck yard and building) and a single residence. The existing 

developments are serviced with an extension of the Town’s central water system but are on private 

sewage disposal systems.   

 

This area could be designated for residential development to take advantage of the frontage on 

Massey Drive, as said in the discussion on the Urban Reserve.  However, if the area were serviced 

with  private water and sewer services, the potential for residential development would be quite 
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limited.  As there is a good supply of residential building lots at present and already planned for 

the future in the Residential areas, there is no strong need to provide for residential development in 

this area in the short run. 

 

In order to respond to the goal of accommodating commercial and industrial development to a 

practical extent, this area could be developed only for those uses.  The available land would 

accommodate three or four developments each of most of them having roughly 100 metres 

frontage by 200 metres deep (back to the boundary of the Protected Water Supply area).  Such uses 

typically can be served by private sewage disposal systems as they often have few employees and 

have large land areas in which an area for a septic system can be found, and Town central water 

service (if any is needed) could be extended, with the consent of the City of Corner Brook and at 

the developer’s expense. 

 

As the principal unfulfilled goal of the community, whether expressed in the 1994 planning 

documents or in the ICSP report, is supporting businesses and building up the non-residential tax 

base through commercial and industrial development, this use of the land seems logical and 

efficient.  It should be designated as Commercial/Industrial and the policy of not extending 

services at public expense should continue. 

5.3  Matters Applicable to All Areas 
 

A number of matters which would be applicable to all areas were brought forward in the first 

round of discussions.  Some relate to the experience of the Council and staff in using the existing 

planning documents, and others are brought forward for discussion.  These fall under several 

headings, as follows. 

5.3.1  Lot Sizes and Frontages for Subsidiary Apartments 

 

The definition of “subsidiary apartment” is “a separate dwelling unit constructed within and 

subsidiary to a self-contained dwelling”.  The term sometimes is understood to be only the “granny 

flat” in some areas, to accommodate an aging parent or two, but it could also be a self-contained 
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dwelling space for rent to anyone, including an unrelated family or other people.  This is a 

common way by which a single dwelling can be made to accommodate tenants in self-contained 

quarters, whether or not rent is involved. 

 

The current Development Regulations requirements for subsidiary apartments to be developed in 

the Residential zone were amended in 2013 to require that the minimum lot area be increased from 

450 to 550 square metres and the minimum lot frontage from 15 to 18.5 metres.  The rationale 

expressed in the related documents was that this would provide for more front yard area for a 

second driveway.   

 

The practical effect of these increases will be to prevent some number of lots from being eligible to 

have a subsidiary apartment developed within, but it is not clear whether the amendment was 

intended to override the blanket exempting of existing lots from the standard requirements of lot 

area and frontage.  This should be clarified in discussions on this point. 

5.3.2 Accessory Buildings (Structures & Retaining Walls) 

 

It is standard practice that accessory buildings be accommodated subject to local requirements that 

specifically suit the community.  In the case of Massey Drive, this has been considered, and has 

been the subject of a resolution concerning accessory buildings, indicating the details as follows: 

• On lots up to and including 930 square metres in area, the lesser of the lot coverage of 7% 

or maximum floor area 55 square metres for each accessory building, and height no more 

than 3 metres.   

• On lots over that area, up to 7% lot coverage, subject to Council’s discretion. 

• Accessory buildings to be in the rear or side yard and at least 3 metres from the main 

building and 1.2 metres from a side or rear lot line. 

 

There was discussion of the positioning and aesthetics of retaining walls located on building lots.  

These structures are considered to be “developments” and can be regulated in the Development 

Regulations.  They are usually positioned along or parallel to a lot boundary (which could be the 
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property line at the street or any other line) so the neighboring lot and street is affected both 

structurally and aesthetically as well.  There are serious safety and structural durability issues 

where high walls are involved.   

 

It seems prudent to address these concerns as follows: 

• Structural integrity and safety are critical concerns, affecting the safety of the owner and 

others, to which the following relate:  

o Where a retaining wall is proposed to be higher than 1.2 metres above finished 

grade, or supportive of a building wall, foundation, drainage channel, pit, 

embankment, or similar feature, the wall shall be designed by a professional 

engineer licensed in the province, said design to include space for maintenance of 

both sides of the wall, and said designs to be subject to approval by Council.  

o Barrier rails or fences shall be designed and built in compliance with the National 

Building Code of Canada, having regard to the height and angle of the wall and risk 

of falling down the wall. 

• Retaining walls are to be set back from all property boundaries by a distance of at least the 

height of the retaining wall and shall not block line of sight at street intersections. 

• Retaining walls are not to be placed in rights-of-way or street and utility easements, so as 

not to interfere with traffic, access to utilities, or proper drainage of the lot or other 

properties, whether or not a site grading and drainage plan was involved in the design of 

the subdivision or site design for buildings and landforming. 

• Visible materials of construction shall be aesthetically benign, and not include gabions or 

other wire mesh enclosures or facing, or use of rubble (waste masonry, concrete, asphalt 

road excavation), demolition debris, vehicle tires, or similar unsightly material, for facing. 

  

These specifications can be included in the new Development Regulations. 
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5.3.3 Size and Positioning of Lots, Buildings, and Fences 

 

These features affect the aesthetics of a residential area in numerous ways, and to some degree the 

efficiency of providing municipal services such as snow and ice control and removal.  The 

concerns which were heard on these points suggests the following should be included in the 

provisions for the Residential zone in the Development Regulations: 

• Prohibition of “back lots” or “flag lots” in new subdivisions.  The effect would be that each 

lot would be required to have its required width or frontage met at the building line, ie:  the 

building line setback of the front wall of the main building from the front lot line.  This is 

not in the current Regulations but can be added. 

• Council passed two resolutions in 2011 pursuant to Regulation 37 in the 1994 Development 

Regulations concerning building lines and setbacks for structures and fences, that specified 

that buildings would be subject to a minimum flankage yard on corner lots of 5 metres, 

and, that fences in corner lots are to be set back 10 feet in the flanking yards.   Ordinary 

practice is to require the minimum flankage yard to be the same as for the front yard, so it 

may be simpler to simply incorporate this plus the point to do with fences, in the new 

Development Regulations. 

5.3.4  Continuing of Discontinued Non-Conforming Uses 

 

A non-conforming use is a use of land which is legally existing but is not listed in the 

Development Regulations for the zone in which it is located as a permitted or discretionary use, or, 

which does not meet the development standards for that zone.  In other words, it could be listed as 

a permitted use but lack the number of off-street parking spaces required for its size or type, or, be 

an industrial use in a residential zone where industrial uses cannot be permitted under any 

circumstances.   

 

When a non-conforming use ceases to be used, ie: “discontinued”, the clock starts to run 

concerning the right of the owner to resume the use without having to remedy the reason for the 

non-conformity.  The standard period of time provided in section 108(3) of the Urban and Rural 
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Planning Act, 2000, is six months, but a Council may provide in its Development Regulations for a 

longer period of time.  The Town’s Development Regulations pre-date the said Act, and the 

stipulations in the 1994 Regulations are differently composed in this regard, especially in not 

involving any such period of time but rather setting out criteria for re-use and reconstruction, 

among other topics.   

 

Some Councils provide for lengthy periods to enable owners to deal over a longer time with 

decisions to change use, reconstruct, sell or buy.  In areas where buildings may sit unoccupied and 

unused for long periods of time, such as where the demand for commercial space in small, isolated 

communities is very low, it seems to some that six months is not nearly enough time to make those 

decisions, especially where the plan is to find a buyer.  The Town of St. Anthony, for example, 

provides a three year period.   

 

Two factors should be considered:  first, where an existing use of land would not be permissible 

under the new planning documents, such as the dwelling in the proposed Commercial/Industrial 

area, the Regulation for that zone can list “existing dwellings” in the list of permitted uses, and 

thus it would not become non-conforming at all.  Second, the proposed scheme of land use 

designations and zones, in conjunction with the current land uses in the community, should result 

in very few non-conforming uses to begin with.   

 

Our recommendation is to allow a period of three years.   

5.3.5  Antennas and Wind Turbines 

 

One can anticipate proposals to erect large antennas, and possibly wind turbines, both of which can 

consume large land areas and represent aesthetic concerns.  Accommodating these types of uses is 

a challenge which must be deliberately met by long term planning. 

 

Tall antennas and wind turbines (windmills) represent an aesthetic and safety concern.  Tall 

antennas are a familiar sight in many places on high lands, and their visual effect and the area of 



 

Town of Massey Drive:  Review of Municipal Plan and Development Regulations for 2017-2027 

 

Planning Background Report:  DRAFT at 13 April 2017 

  
 

 44 

land required to accommodate their guy wires and access roads can be easily appreciated.  A 

considerable number of telecommunication sites are already located in the greater Corner Brook 

area. 

 

Antennas for many purposes are needed for telecommunications have been used mostly by large 

corporate owners (telecom companies, the military, marine navigation agencies etc.).  As 

technology has progressed with the profusion of personal telephone and other devices depending 

on wireless communication,  antenna structures are becoming relatively miniature in size.  Further, 

their purposes in private hands have progressed far beyond the television receivers and ham radio 

towers of yesteryear, toward smaller towers specialized to support small two-way 

receiver/transmitters controlling a myriad of devices from mobile telephones to aerial drones to 

“smart” devices that are in continuous use to remotely monitor and control equipment, even 

domestic appliances.  Short antennas will be of increasing interest to both private and corporate 

users. 

 

The planning documents cannot deal with the purposes or technologies used in antennas, but it can 

deal with their location and impose reasonable requirements related to safety and aesthetics.  

Regulation of tall antennas will reflect concerns about the aesthetics, and the large land 

consumption associated with them.  Regulation of wind turbines reflects the same concerns plus 

issues of noise and physical safety.   

 

Aesthetic considerations are quite subjective, but not to be discounted:  large wind turbines can 

reach as high as 100 metres from the ground to the tip of the top blade when it is vertical (tower 

height of 50 or more metres plus blade lengths currently of up to 42 metres).  Shorter wind turbines 

have correspondingly shorter blades.   

 

Short antennas can be integrated in urban development in some cases, because the aesthetic effects 

are not extreme; the massing of the towers is not overly prominent in short antennas, as the 

structures are thin and there are few large attachments on them.   Land consumption for self 
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supporting towers (strictly speaking, called “masts” but the terms are used interchangeably), ie:  

where the tower is self supporting like a utility pole with no guy wires, is negligible, but even a 

short antenna with guy wires has a considerable footprint which cannot be further developed.   

 

One might argue that a property owner with insufficient room on their own lot for the guy wires 

could secure easements over neighbouring vacant land for the anchors and overhead wires.  Given 

the serious shortage of land for urban development in Massey Drive, it should not be acceptable to 

see such large areas in the community devoted to empty space for guy wire arrays.   

 

Wind turbines have the added issue of noise and safety, but are not stayed with guy wires (except 

for the vertical axis type) so the issue of land consumption is minimal.  Noise is related to the 

sounds of the machinery in the wind turbines as well as the sound of the wind impacting the blades 

and towers.  A typical science-based approach is to require that the noise from wind turbines 

should not exceed normal background levels at the property boundary.  Large turbines are 

generally required to be set back from lot lines a substantial distance because of noise 

considerations.   

 

Similar to concerns about antennas in urban areas, these concerns about wind turbines can be 

addressed in land use planning by categorizing their height for aesthetic and safety reasons.  

Aesthetic reasons primarily concern the massing of the structures, but short towers are relatively 

benign.  Safety concerns related to ice shedding are alleviated by knowing that little of the ice will 

land outside a certain radius from the tower.  A report by the Canadian Wind Energy Association 

(CanWEA) recommends a distance of blade length plus 10 metres from lot lines, including the 

street line, to deal with this issue, this being based on engineering studies. 

 

A balancing of these factors for this community suggests that: 

• In the Residential areas, the Protected Water Supply area, the small Public and Community 

Use area near the electrical substation, and the Urban Reserve, they should not be 

approvable at all. 
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• In the Public and Community Use area at the Town Hall on Massey Drive, only antennas 

up to 15 metres in height should be permitted, with all guy wires and anchors located 

within the lot boundaries. 

• In other Public and Community use areas and in the Commercial/Industrial area, antennas 

and wind turbines with towers of up to 15 metres and requiring all guy wires to be located 

on the same lot should be approvable, subject to Council’s discretion.   

5.2.6  Policies Extra to Municipal Plan for Information 

 

The policies set out in a Municipal Plan are enabled by the Urban and Rural Planning Act, 2000.   

The Town has adopted other bylaws and policies as enabled by other legislation, some of which 

relate to certain aspects of development.   The administration and enforcement of those other 

policies do not arise from the Municipal Plan nor the Development Regulations.    

 

In order to minimize the risk of overlooking those other policies when dealing with permitting 

pursuant to the planning documents, the other policies can be quoted in the part of the 

Development Regulations which indicate bylaws or policies applicable to all zones.   This listing 

would serve as a reminder of those other matters that in some way touch on development. 

Amendment or repeal of those instruments would not involve amendment of the Municipal Plan or 

the Development Regulations. 

 

In course of this review, one such policy or rule was noted, to do with traffic of commercial 

vehicles on Town streets.  There may be others, such as Town policy on building inspection, 

building and occupancy permits, connection to the water and sewer systems, etc., and these can be 

added or deleted from the list in the Development Regulations without notice. 

  



 

Town of Massey Drive:  Review of Municipal Plan and Development Regulations for 2017-2027 

 

Planning Background Report:  DRAFT at 13 April 2017 

  
 

 47 

 

6.0  Decision Making: Efficient Governance 
 

There is agreement among most municipal officials that it is desirable that the regulations affecting 

development be made as minimal as achieving the goals of the Municipal Plan make possible.  In 

Massey Drive, our review suggests that more timely and efficient administration of development 

applications can be achieved, without detracting from effectiveness or involvement of interested 

citizens in Council’s decision making.  Our suggestions concern the practice imposed by the 1994 

planning documents of having to use amendments to the Municipal Plan and Development 

Regulations to approve developments for which it should be more straightforward and timely. 

 

The way in which the Municipal Plan and Development Regulations are intended to relate to each 

other is simple:  the former is to set out matters of background and policy, with explanations of the 

reasons for various regulations.  The Development Regulations are to contain all that is required to 

approve developments that are permitted, as opposed to approvable subject to Council’s discretion.  

Discretionary approvals are to be made only where the policy intention found in the Municipal 

Plan is satisfied and the more detailed and technical requirements of the Development Regulations 

can be met.   

 

Amendments to the Municipal Plan should therefore be made only when there are changes of 

policy, including the criteria by which discretionary approvals can be made. The act of rezoning 

land is an amendment to the Zoning Map in the Development Regulations.  Rezoning decisions are 

supposed to be made in compliance with Municipal Plan policies, which means that they can be 

done without amending the Municipal Plan itself if the policies in it are crafted that way.  In those 

cases, the rezoning is called a “stand alone” amendment in that the Municipal Plan does not need 

to be amended.  The Municipal Plan needs only to say what those amendments are intended to do 

and the criteria for approval.  The process of notices and hearing are much simpler. 
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All of the rezonings of land in Massey Drive, as described in this report, could have been made by 

the simpler procedure if two things were in place: 

• The Municipal Plan policies would clearly say that the “stand alone” amendment process 

would apply to certain decisions affecting land in certain areas, and, 

• The land areas would be designated so that the intended use was in accordance with the 

policy, but in the meantime be placed in a reserve or holding zone. 

 

To illustrate, suppose a large area were designated in the Municipal Plan for future residential use 

(and it would be marked on the Plan’s Future Land Use Map as “Residential”), and that the 

policies said that the undeveloped areas would be held in a holding zone called “Holding” until 

proper proposals for residential development were received (and on the Zoning Map in the 

Development Regulations such areas would be zoned “Holding”).  When a proposal for residential 

development would come in, Council could, when satisfied, make a “stand alone” amendment to 

the Zoning Map by rezoning the proposal area from Holding to Residential.  The Municipal Plan 

would not be affected as the rezoning was simply carrying out the intention of its policies. 

 

To continue the example, if the proposal were for an industrial development, it could not be 

approved as it would be contrary to policy.  However, suppose Council saw an opportunity to have 

a very desirable development in the industrial category--they can then set about amending the 

Municipal Plan and Development Regulations concurrently, through the more cumbersome 

process involved.  Doing it that way involves review and release of the amendments by DMAE, 

resolution to adopt, an official public hearing conducted by a commissioner, resolution to approve, 

and more documentation to submit to DMAE, over a longer time line. 

 

The 1994 planning documents made the more cumbersome process necessary in that the Municipal 

Plan had to be amended as well every time since the boundaries of the designations of lands as 

shown on its maps for various purposes were very tightly drawn and there were no policies 

contemplating “stand alone” amendments.  Perhaps in 1994, this was common practice.  In Massey 

Drive’s cases, some amendments involved a mixture of policy considerations (for example, Public 
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and Community Use land in one case and in another case Commercial/Industrial land, going to 

Residential) and some were more straightforward. 

 

There is an even more straightforward method:  the use of discretionary approvals rather than stand 

alone amendments to the Zoning Map.  In this method the policies of the Municipal Plan are 

implemented by pre-zoning all lands to their intended eventual use, and Council uses its equally 

powerful discretionary use approvals process to indicate its approval of developments.  This has 

the advantage of even simpler and quicker decision making.  We have been recommending this to 

many of our clients, who often are concerned about being able to respond quickly to proposals for 

development, and are frustrated by the time consuming and dogmatic process of approval by 

rezoning.   

 

A legitimate question to ask is the impact on the ability of the public to be aware of and have input 

to the planning decisions, comparing these options.  This was the subject of one of the goals 

expressed in the ICSP process described earlier.  In principle, there are no big differences in the 

three options.  Each one involves notice to the public of the intended development, though in the 

case of concurrent Municipal Plan and Development Regulations amendments, DMAE practically 

requires an informal information meeting to take place before the draft amendment documents are 

sent in for review and release.   

 

The specific notification protocol for the stand alone amendment or the discretionary approval 

process can be detailed so as to involve such an early information meeting if desired.  The Town of 

Massey Drive also operates a website which is a convenient means of adding to other methods, 

such as newspaper advertising, notices only to nearby owners, posters, and other social media.  

Since this is a matter involved in communications between elected Councils and the residents and 

other interested parties, it is not our place to make a recommendation, only to point out the 

implications and optional methods. 
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Appendix:  Interdepartmental Land Use Committee (ILUC) Comments 
 

 

 

 

This committee’s comments will be appended when they are received. 


