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Notes:

INTRODUCTION

The Development Priorities Plan (DPP) is prepared annually by Community Design and
Development Services with the assistance of the Finance Department. The first annual DPP was
prepared in 2001 as a recommendation from a study of the Development Services function of the
City undertaken by Arthur Anderson in 1999.

The DPP is intended to manage the rate and timing of development in the City. The DPP provides
a multi-year forecast of development activity as measured by the anticipated registration of draft
plans of subdivision. The preparation and approval of the DPP is in keeping with one of the goals
of the ‘City of Guelph Strategic Plan 2005 and beyond — A great place to call home’ being “To
manage growth in a balanced sustainable manner”. Through the recommendations in the DPP, City
Council establishes priorities for the planning and development of future growth areas.

Other objectives of the Plan include:

1. To outline the municipal intentions with respect to the review, processing and servicing of
plans of subdivision (residential and industrial).

2. To provide a tool to assist with integrating the financial planning of growth related capital
costs (10-Year Capital Budget Forecast) with land use planning and the timing of
development in new growth areas.

3. To help estimate potential development charge revenues and expenditures.

4. To ensure an adequate supply and mix of housing units consistent with the goals and
objectives of the Official Plan and to ensure a minimum three year supply of residential units
in draft approved and registered plans to satisfy the Housing policies of the Provincial Policy
Statement.

5. To monitor the number of new lots being created as part of the Provincial Government’s
“Municipal Performance Measurement Program”.
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6. To assist the development industry and Boards and agencies involved in development
(School Boards, Guelph Hydro) by providing growth and staging information for the City.

The development industry, individual landowners and the general public should use the DPP as data
and information related to the priority for current and future residential and industrial development.

The DPP is also prepared in accordance with the policies of the City of Guelph Official Plan, in
particular Section 4.2.3, which states:

“The City will undertake a strategic review of its growth management objectives and policies. As an interim
step, a development priorities plan will be prepared that will assist in defining the rate, timing and location of
development and redevelopment that should occur in the Municipality. This plan prepared and updated on

an annual basis, will provide a multi-year forecast of growth.”

By approving the 2007 DPP City Council will set a limit for the creation of potential dwelling units
from Registered Plans from October 31, 2006 to October 31, 2007 (see Schedule 2). Staff will be
asked to manage the registration of the various subdivisions identified for 2007 to ensure that the
dwelling unit targets are not exceeded. By approving the annual DPP, Council will also highlight
those Draft Plans of Subdivision (or phases) that are anticipated to be considered for Draft Plan
Approval (DPA) in 2007 (see Schedule 3). Staff will be asked to devote time and resources to
resolving issues associated with these draft plans so that they can be considered for DPA by Council
in 2007.

The sections that follow lay out the criteria used by Staff for determining the priority of the various
subdivisions and provide an explanation for the schedules of the annual DPP. This document also
includes a brief discussion of the flexibility included in the plan and the process to advance the
priority of subdivisions (or a particular phase) into the current year.

City Council sets a limit on the
creation of potential dwelling
units through the approval of
the annual DPP.
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CRITERIA FOR DETERMINING THE PRIORITY OF
SUBDIVISIONS

The DPP annually approves the subdivisions (or phases), already Draft Approved, that may be
registered. The plan also identifies the preliminary plans of subdivision that staff intend to present to
City Council for consideration of Draft Plan Approval in the short term. A number of factors have
been considered in determining the priority for registration and Draft Plan approval.

The factors influencing the support for a Registration include:

Any required Capital works have been approved in the 10 year Capital Forecast.
Appropriate Phasing Conditions have been fulfilled (e.g. approval of an EA).
Proximity of servicing (e.g. end of pipe versus need for a service extension).

Servicing capacity (water and waste water).

The realization of the goals, objectives and policies of the Official Plan.

The objective of balanced community growth in all three geographic areas (NW, NE
and South).

The provision of Community benefits (e.g. the addition of parks and school sites).

Commitment by the Developer (e.g. signing of Engineering Services agreement,
posting of Letters of Credit).

Status and complexity of Draft Plan conditions and timing to fulfill (e.g. need for
Environment Implementation Report).

The variety and mix of housing units being provided.

Notes:

January 2007

Page 3 of 26




City of Guelph Community Design and Development Services

2007 Development Priorities Plan

o Consideration of the City’s Growth Management objectives (an average annual
growth rate of 1.5 %) and Population Projections.

o Review of Staff resources.
The factors influencing the consideration of Draft Plan approval are:

o The status of relevant Community, Secondary Plans or Watershed Studies.
o Conformity with the Official Plan and any applicable Secondary or Community Plan.

o The need for growth to maintain a 5-year supply of dwelling units in Draft Approved
and Registered Plans.

o The need and status of required Capital works in the 10 year Capital Forecast.
o Servicing capacity (water and waste water).

e Council’s approved “Phasing Policy for New Large-Scale Residential Plans of
Subdivision”

e The objective of balanced community growth in all three geographic areas
(Northwest, Northeast and South).

o Complexity of issues and the time necessary to resolve them (e.g. environmental
impact, neighbourhood concerns).

e Review of Staff resources.

EXPLANATION OF SCHEDULES IN THE DPP

The Development Priorities Plan Report 2007 — Post 2008 is comprised of several schedules
showing statistical information related to development activity in the City of Guelph. In most cases

Notes:

January 2007
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the tables are divided into three geographical areas of the City, namely “Northwest”, “Northeast”
and “South” to correspond with the same geographical areas that were used for the Population
Projections Report (“City of Guelph Household and Population Projections 2001-2027). Guelph
City Council approved this study in May 2003. The Population Projections Report contemplated an
average annual growth of approximately 1000 dwelling units per year from 2001 to 2006 and 900
dwelling units per year for the years 2006-2011. It was also assumed that the growth would occur
17% in the northwest, 37% in the northeast and 46% in the south to meet the objective of providing
balanced community growth.

The Schedules are described in detail below:
Schedule 1: Registration Activity between October 31, 2005 and October 31, 2006.

This table monitors the registration activity for the previous year against the approved DPP
for the same time period (in this case the 2006 DPP). The numbers in the table are the
potential supply of dwelling units from new subdivisions that have been added to the
available supply during the previous Calendar year. Staff will not allow these numbers to
exceed the approved DPP dwelling unit targets unless authorized by Guelph City Council.

The plans that were registered between October 31, 2005 and October 31, 2006 are divided
into the three geographic areas of the City. The unit counts are potential dwelling units and
are not indicative of building permit activity (this information is provided on Schedule 5).
The table shows the number of dwelling units that could be created if the registered plans
were fully built out in accordance with the maximum number of dwelling units permitted in
the approved zoning.

Schedule 1 displays that 7 plans of subdivision (or phases) achieved registration in 2006 or
executed a subdivision agreement. City Council approved the registration of 1287 potential
units with the 2006 DPP. Only half of the total potential units expected to be registered in
2006 were registered. These registrations total 648 potential residential units with 50% of the
development occurring in the Northeast and 50% in the South. Overall, 80% of the units

Based on population
projections, Guelph is expected
to grow at an annual rate of
900 dwelling units per year for
the period 2006-2011.
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registered are detached or semi-detached and 20% are multi-residential units. This is the
lowest registration activity recorded since the initiation of the DPP in 2001.

Schedule 2: Summary of 2007 — Post 2008 Proposed Staging, Dwelling Unit Targets.

This Schedule summarizes the staging of development within the DPP. The unit counts
provided on the chart provide a summary of all of the dwelling units that could result from
all Draft Approved and Preliminary Plans of Subdivision as of October 31, 2006.

The portion of the table entitled “2007 Proposed Registrations” is the recommended
dwelling unit limits that City Staff are asking Council to approve for the year 2007.

The recommendation for the 2007 DPP is a total of 1087 potential units in 9 plans of Schedule 2 of the DPP displays
subdivision. This recommendation would result in 30% of new development in the the recommended dwelling
Northeast, 15% in the Northwest and 54% in the South which is in keeping with the anit limit for 2007.

Population Projections study.

The portion of the table entitled “2008 Anticipated Registrations” is a summary of the likely
registration activity in the year 2008, based on input received from the Development
Community and Staff’s examination of the criteria for determining the priority for
subdivision registration. This portion of the Table is not a commitment to a registration
during 2008 because the DPP is approved on an annual basis and provides a Council
commitment for the next year only (in this case 2007). It is, however, Staff’s best estimate of
the plans that could be registered during 2008. Schedule 2 shows that 1182 units are
anticipated to be registered in 2008.

The final portion of the table entitled “Post 2008 Anticipated Registrations” summarizes the
potential dwelling units within all remaining plans for subdivision that have received Draft
Plan approval or have been submitted on a preliminary basis to the City. There are
approximately 5000 units in proposed plans of subdivision that are proposed to be registered
post 2008. Approximately 1550 units are in draft approved plans, 2250 units are in
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preliminary plans and 1140 units are part of future applications. Development from these
plans is 17% in the Northwest, 34% in the Northeast and 49% in the South.

Schedule 3: Draft Plan Approval Activity

This schedule provides information on current and future Draft Plan approval activity in the
City. The table entitled “Plans Anticipated to be considered for Draft Plan Approval
in 2007” highlights the draft plans (or phases) that staff believe will be ready to be
considered for approval by Council during 2007. Inclusion in this table does not
guarantee that the plan will be presented to Council for consideration of DPA in 2007 nor

Schedule 3 displays the plans
that are anticipated to be
considered for Draft Plan
approval by Council in 2007.

does it commit Council to approving all, or any portion, of the plan. Staff will however be
asked to devote time and resources to evaluating the application and resolving issues
associated with these draft plans so that they can be considered for DPA by Council in 2007.
Five residential plans of subdivision are included in this table with a total of 878 units (66%
detached and semi-detached and 44% townhouse and apartments).

The table entitled “Draft Approved Plans during 2006 highlights plans of subdivision (or
phases) that received Draft Plan approval by Council during 2006. Eight plans of subdivision
were draft approved in 2006 resulting in 944 units (61% detached and semi-detached and
39% townhouse and apartments).

Schedule 4: Development Priorities Plan, Draft Approved and Preliminary Plans

Schedule 4 provides the detailed
breakdown of plans of
subdivision and expected timing
of development.

This schedule is broken up into three (3) components and provides the details that generated
the Summary provided in Schedule 2. The three components include:

1. A table showing the total number of potential dwelling units in Draft Approved and

Preliminary Plans of Subdivision broken into the three geographic areas of the City.
(Please note the total number of dwelling units provided on this chart is
identical to the total found on Schedule 2).
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2. Tables showing the detailed land use breakdown of the individual Draft Plans of
Subdivision located in the three geographic areas of the City. The headings and

information provided in these tables are described in more detail in the Section 4 of

. . . Notes:
this report “Explanation of Columns and Headings”. ores

3. Mapping of the three areas of the City (NW, NE and South), which provides a visual
presentation of the recommended priority and timing for the individual plans of
subdivision.

Schedule 5: Building Permits for New Residential Units

This table shows building permit activity for the last two years. The data for 20006 is reported
to year end. Permit activity has declined recently from a record high of 1495 units in 2004 to
837 units in 2006. This downward trend in permit activity is expected to continue in 2007.

Schedule 6: Residential Construction Activity

This chart shows residential construction activity in the City of Guelph over the last 20 years
(1986-20006). Schedules 5 and 6 are used by City Staff to monitor the number of units
constructed in the City by year. Registration activity is a measure of the supply of potential
units. Construction activity is a measure of the demand or absorption of the units that were
previously registered. The Population Projections Report and the Development Charges
Study both assumed that the City would grow at a rate of approximately 1000 dwelling units
per year for the years 2001 — 2006 and 900 units per year from 2006 to 2011.

The average permit activity from 2001 to 2005 is 1047 units per year (not including accessory
apartments) or 1151 units per year (including accessory apartments) which is a 5% to 15%
increase over what the Population Projections Study expected.

The building permit activity for 2006 (837 units) is slightly less (-7%) than the projected 900
units per year.
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The twenty (20) year average (1987 -2000) for building permit activity is 874 units per year
(not including accessory apartments) or 904 units per year (including accessory apartments).

The ten (10) year average (1997-2005) is 980 units per year (not including accessory
apartments) or 1040 units per year (including accessory apartments).

Schedule 7: Potential Development Summary — Short, Medium and Long Term Currently, the City of Guelph has
approximately a 7 year supply of
This table breaks the potential dwelling units into three time frames: Short, Medium and units in draft approved and
Long Term. The short term supply includes lots and blocks that are registered and where registered plans.

building permits are readily available. The medium term supply includes lots and blocks in
Draft Approved Plans that have not been registered and long term supply includes lands

designated for development where staff is considering preliminary plans or unofficial
proposals. The Provincial Government, in its Provincial Policy Statement, requires a
municipality to have a minimum three-year supply of dwelling units in Registered and Draft

Approved Plans (short and medium term). The current figures indicate that as of December
31, 2000, the City has approximately 6300 potential dwelling units in these two categories
representing approximately a 7-year supply of growth, based on the growth projections.

Notes:

Schedule 8: Third Quarter Updates on Water and Waste Water Flows

The City of Guelph allocates physical water and wastewater capacity at the time of
registration as per an agreement with the Ministry of the Environment (MOE). With respect
to draft plan approvals, the City must ensure that the planning commitment for sewage
treatment capacity does not exceed the assimilative limits of the Speed River approved in
1998 as part of the Wastewater Treatment Strategy Schedule “C” Class Environmental
Assessment. Environmental Services is in the process of updating the 1998 Class EA to
confirm the ability of the Speed River to receive a 9,000 m’/day expansion in flow from the
existing wastewater treatment plant.
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Notes:

Similarly, the City must ensure that the long-range water supply commitments to draft plans
are below the rated capacity. Environmental Services recently completed and Council
approved the Water Supply Master Plan. Climatic conditions, well interference and water
quality influences are impacting upon the yield of the existing municipal water supply. The
goal of the Water Supply Master Plan is the provision of an adequate and sustainable supply
of water to meet the current and future needs of all customers. In September of this year,
the City received approval from the Ministry of Environment (MOE) of an Environmental
Assessment (EA) to increase the water taking at the Arkell Spring Grounds by approximately
9,000 m’/day.  With this the EA approval, it is expected that a portion of this increased
water supply capacity will be commissioned by late 2008. The EA also recommends
implementation of conservation and efficiency strategies to ensure the best use of the City’s
existing water resources. In the past five years, conservation, efficiency and reduced sewer
inflow/infiltration have allowed development to occur without significantly increasing
annual water supply or wastewater treatment flows.

In addition to the water and wastewater capacity expansions proposed above,
Environmental Services is in the process of developing a long term Wastewater Treatment
Master Plan to address the needs of development in Guelph for the next 50 years. This
master plan, in conjunction with the Water Supply Master Plan, will form part of the Local
Growth Strategy which has been commenced by Community Design and Development
Services.

The tables in Schedule 8 provide the latest information on Water and Wastewater capacity.
These tables have previously been attached to draft plan of subdivision application reports as
subdivision applications come forward to Council for approval. With the tables being
updated and included in the Development Priorities Plan on an annual basis, the necessity to
provide the tables on an individual draft plan of subdivision application basis should not be
required if the subdivision application has been accounted for in the Development Priorities
Plan. In the future, staff will confirm that draft plan of subdivision applications are
consistent with the approved Development Priorities Plan and therefore, the subdivision
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Notes:

applications would fall within the water and wastewater capacity criteria shown on the tables
included in the approved Development Priorities Plan for the current year.

Schedule 9: Total Draft and Registered Plan Analysis

These charts illustrate the relationship between the current supply of Draft Approved and
Registered lots in comparison to projected annual take up.

Schedule 9 displays a 5 year supply of detached and semi-detached units, a 6 year supply of
townhouse units and a 14 year supply of apartment units in draft approved and registered
plans. The Populations Projection Study determined a supply of 900 units per year for the
years 2006-2011 which is made up of 495 (55%) detached/semi-detached, 225 (25%)
townhouses and 180 (20%) apartments.

4 EXPLANATION OF COLUMNS AND HEADINGS IN
SCHEDULE 4

The following is an explanation of the columns and headings found in the tables featured in
Schedule 4. Schedule 4 is broken out into geographic areas of the City; Northeast, Northwest and
South.

= FILE NUMBER (DESCRIPTION)

The City file number and name are provided for each proposed plan of subdivision (e.g.
Northeast Residential, 23T-98501, Watson FEast). (NB: the files are listed in
chronological order from oldest to most recent).

= STATUS

The files/subdivisions are either:
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Draft Approved (City Council has approved).

Preliminary (Formal applications have been received and are being reviewed by
City Staff).

3. TFuture (Unofficial Proposals have been received by City Staff, but no formal
application has been made).

N —

No development will be identified in the DPP until; at least, an Unofficial
Proposal has been filed with the City.

= RESIDENTIAL

The number of potential dwelling units from the residential portion of a subdivision, yet
to be registered, is presented in four columns:

D = detached dwellings
SD = semi-detached dwellings
TH = townhouse dwellings*

APT = apartment dwellings*

* The dwelling unit numbers for Townhouse and Apartment dwellings is based on the
maximum densities permitted by the Zoning By-law. The actual number of dwelling
units eventually built on individual properties is sometimes less than the maximum
densities allowed.

— COMM, IND, INST,

The land area (in hectares) within plans of subdivision zoned or proposed for
Commercial (COMM), Industrial (IND) and Institutional (INST) land uses.

Notes:

January 2007
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Notes:

= PARK

The land area (in hectares) within plans of subdivision that is zoned for Parkland or is
proposed to be dedicated to the City for Parkland. The phrase “Cash-in-lieu” is listed for
those plans of subdivision where the City expects to receive a cash payment in lieu of a
land dedication for parkland purposes.

= DRAFT PLAN APPROVAL DATE

For “Draft Approved” plans, the date listed is the actual date of Draft Plan approval.
For “Preliminary” and “Future Plans” the date listed is the year in which staff expects
that the plan of Subdivision will be presented to Council for consideration of Draft Plan
approval. This year is not a commitment by Staff nor does it guarantee that City
Council will support the plan in whole or in part. The year provided is an
estimate by staff of when the subdivision will be ready to be reviewed by City
Council after considering the factors influencing the consideration of Draft Plan
approval. Schedule 3 provides a summary of the Draft Plans (or phases) that are
anticipated to be considered for draft plan approval in 2007.

— DC EXPENDITURE/REVENUE

This column lists the expected revenue and expenditures from the hard service
component of Development Charges (DCs) to construct the plan of subdivision. The
DC revenue is based on the current rates. The DC expenditures are based on capital
works for hard services (roads, sewers, and wastewater treatment plant expansion)
directly attributable to the plan of subdivision. For larger capital works (e.g. road
improvements, wastewater treatment plant) the expenditures have been allocated as a
percentage of the benefiting landowner or on a per unit cost.

= EXPECTED DEVELOPMENT

This column identifies the priority for registration given to the plan of subdivision or

phases of the plan. The year in which the plan of subdivision (or phase) is likely to be
registered and the potential number of dwelling units are presented. The individual plan
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will either be identified as 2007, 2008 or Post 2008. The information from this column is Notes:
used to create the Summary Table in Schedule 2. The timing and phasing is also
consistent with the mapping provided at the end of Schedule 4.

The expected development is reviewed on an annual basis and adjusted
accordingly.

5 FLEXIBILITY

Subdivisions that are scheduled and approved to be registered in 2007 may not necessarily proceed.
In some cases, registration does not proceed as the developer/owner may decide that the market
conditions do not dictate the risk to service a particular development. In other cases, the time to
clear various conditions (e.g. preparation and approval of a necessary Environmental
Implementation report) may have been underestimated. Under these circumstances the DPP builds
in flexibility for development not currently approved to be registered in 2007 to be advanced. City
Staff have the authority to move the registration of developments ahead (e.g. from 2008 to 2007)
provided that the dwelling unit target will not be exceeded and any capital expense is already
approved in the capital budget. Council approval is required if a development wishing to be
advanced exceeds the dwelling unit targets or there is an impact on the capital budget. Under this
scenario, Staff will review the situation and prepare a report and recommendation to the Community
Development and Environmental Services Committee of Council.

City staff meets quarterly with the Guelph Development Association and the Guelph and District
Homebuilders to review the status of all development in the DPP to ensure that this flexibility is
realized.
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SUMMARY OF DEVELOPMENT ACTIVITY IN 2006

The best way to describe subdivision and building permit activity for the year 2006 was steady but
slightly slower than in previous years. 2006 represents the second consecutive year that permit
activity has fallen from the historic high set in 2004 when 1495 permits were issued. As of the end of
December 2006 a total of 837 new dwelling units have been created (see Schedule 5). This total is a
slight reduction (-3%) from the 864 new residential dwelling units that were built in 2005. However,
the totals for the last two years compare well with the direction of City Council to grow at
approximately 900 dwelling units per year from 2006 to 2011 as set out in the Population
Projections study.

The reduction in permit activity over the last two years is consistent with other area Municipalities
and seems to reflect a general weakening in demand in the residential marketplace. The Canadian
Mortgage and Housing Corporation (CMHC) predicts that new housing construction will continue
to ease in 2007 from the record highs set a few years ago. There are several factors that may be
responsible including higher land, labour and material costs causing house prices to rise and changes
in consumer confidence. While consumer confidence remains high, the CMHC predicts that slower
job growth will result in less households being willing and able to purchase a new home. However,
demand for new homes will continue as mortgage rates are predicted to remain low into 2007. The
CMHC states that while housing starts for detached dwellings are declining from the record levels,
the demand for less expensive forms of housing (i.e., semi-detached, townhouses and apartments)
will strengthen.

Recent permit activity has continued to see a balanced supply of a full range of housing forms
including townhouses and apartments. In 2005, 337 permits were issued for new townhouse and
apartment dwellings representing approximately 39% of the total dwelling units. This balance has
continued for 2006 where 331 permits (40%) have been issued for multiple forms of residential
accommodation. Both figures are consistent with the policy of the City that encourages at least 40%
of the dwelling units to be multiple residential forms (includes townhouses, apartments and
accessory apartments).

Registration activity was significantly less than anticipated in 2006. Of the 12 registrations proposed
for 20006, only 3 were officially registered while 4 others signed subdivision agreements allowing the

Building permits for 837 new
dwelling units were issued by
year-end 2000.
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commencement of servicing. These seven (7) plans of subdivision (or portions of these plans) will
result in the potential creation of 648 dwelling units. This overall figure is approximately half of the
1287 dwelling units that were supported for registration by City Council (see Schedule 1).
Registration activity in the south end included the second phase of the Westminister Woods East
subdivision (61M-130) and the Conservation Estates subdivisions (61M-133). Registration activity in
the east end of the City included an additional phase (Phase 4) of the Watson East subdivisions
(61M-132). There was no registration activity in the west end of Guelph in 2006.

Several larger phases of existing subdivisions were also expected to be registered in 2006 including
Phase 4B of the Grangehill subdivision (23T-03504) in the east and the next phase of the Mitchell
Farm subdivision (23T-88009) in the west. The Grangehill registration was delayed at the request at
the developer. For the Mitchell Farm project, Ministry of the Environment (MOE) approvals of the
servicing design, necessary to tender the project, were not received until late in 2006. At that point,
the developer (Armel Corporation) decided to delay the registration until spring of 2007 rather than
proceed with servicing the phase over the winter months. These phases have been carried forward
and are included in the proposed and anticipated registrations for 2007 and 2008 (see Forecast for
2007 below).

The 2006 DPP was the first year that a schedule for plans of subdivision seeking Draft Plan
approval (DPA) formed part of the DPP. This inclusion responded to a new policy supported by
Council dealing with the phasing of new large-scale residential subdivisions. The policy requires that
draft plan approval of residential subdivisions containing more than 200 potential dwelling units or
greater than 10 hectares in area be brought forward for consideration in a logical phase or phases in
keeping with the approved DPP. In keeping with this policy, eight (8) draft plans of subdivision (or
phases of these subdivisions) were granted Draft Plan Approval (DPA) in 2006. This added 944
potential dwelling units to the medium term supply of potential dwelling units in the City. These
plans include the third phase of the Westminister Woods East project (23T-02502) and the first
phase of the Almondale Homes subdivision (23T04501) at the northeast corner of Eastview Road
and Watson Parkway North. Both plans were identified for consideration of Draft Plan approval in
2006 as part of the 2006 DPP. Schedule 3 provides a summary of all of the plans that achieved
Draft Plan approval in 2006.

Notes:
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Two (2) plans of subdivision were granted extensions to draft plan approval in 2006 to allow time to
complete the plans. The Arkell Springs subdivision (23T-01507) received a 2-year extension to July
11, 2008. The last phase of this subdivision is expected to be registered in 2007. The Valeriote
subdivision (23T-99501/23T-96501) received a 3 year extension to November 21, 2009. The
servicing of this last remaining phase of the subdivision, located on the west side of Cityview Drive,
needs to be coordinated with the development of the lands on the east side of Cityview Drive.

FORECAST OF SUBDIVISION AND PERMIT ACTIVITY FOR
2007

Building permit activity in the residential sector is relatively uncertain. Like other Ontario cities,
Guelph has experienced a reduction in residential permit activity in the past couple of years from the
record high level set in 2004. There was a significant reduction from 2004 to 2005 (-42%) and a
slight reduction again from 2005 to 2006 (-3%).

Recent articles suggest that the recent cooling off of residential housing starts is expected to
continue into 2007 and Guelph is expected to follow this trend.

In Guelph, the permit activity for 2007 is forecast to be consistent with or slightly less than the
activity experienced in 2006 (837 new dwelling units). The factors influencing the downward trend
for new home construction across Ontario are also relevant to Guelph.

The permit activity is expected to continue to include a full range of dwelling units including
detached, semi-detached, townhouse and apartment construction. The range and expected number
of new permits is consistent with the City population projections study and the City’s objective to
provide a variety of housing options to meet the diverse housing needs within the community.

Interest in obtaining draft plan approval and registration of various subdivisions remains strong. In
fact, at the outset of the annual DPP review in August 20006, City staff were faced with requests
from the development community to register in excess of 2000 potential dwelling units during 2007.
While City staff were encouraged by the cooperation from the various developers to modify these

Building permit activity has
dectreased in 2000; this
decrease is not unique to

Guelph.
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requests, the final requests still exceeded the final recommended dwelling unit targets (see Schedules
2, 10 and 11). Staff have recommended pushing back the anticipated registration of some
subdivisions due to:

1. Council’s desire to grow at approximately 900 units per year as set out in the Council
approved population projection targets.

2. The impact of the new Provincial Places to Grow legislation that places requirements on
where future growth needs to occur (see discussion in Section 8).

3. The need to take a more conservative approach to approvals and registrations to ensure that
anticipated capacity upgrades in the water and waste water systems are fully operational (see
discussion in Section 3)

Requests to register all or parts of 9 subdivisions are contained within the recommended dwelling
unit target of 1087 dwellings contained on Schedule 2 for the 2007 DPP (see Section 10
Conclusions and Recommendations) Four (4) registrations are expected in the east, four (4) in the
south and one (1) in the west. This number of expected subdivision registrations is less than the
number supported with the 2006 DPP and is the lowest number recommended since the initiation
of the DPP.

Staff expect that five (5) preliminary plans of residential subdivision are likely to be ready to be
presented to Council for consideration of Draft Plan approval in whole, or in part, during 2007 (see
Schedule 3). The subdivisions (or parts thereof) that may be considered for Draft Plan approval in
2007 include a total of approximately 878 potential dwelling units. Here again, the number of plans
is considerably less than the requests received by the development community. The
recommendation reflects the need to ensure that growth is consistent with Council’s population
projection target of 900 units per year, considers the implications of the Growth Plan for the
Greater Golden Horseshoe (see Section 8) and servicing constraints.

Notes:
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IMPLICATIONS OF THE PROVINCIAL GROWTH PLAN AND
THE FUTURE OF THE DPP

On June 16, 2006 the Province released the Growth Plan for the Greater Golden Horseshoe, 2000.
This plan was prepared under the Places to Grow Act, 2005 as part of the Places to Grow initiative
to plan for healthy and prosperous growth throughout Ontario. The new growth plan has significant
implications for the future development of the City. Since the first DPP was prepared, it has been
used effectively as a tool by City Council to manage the rate and timing of development from new
plans of subdivision. As a result, City staff view the DPP as the logical tool to be modified to
monitor the City’s obligations under the Growth Plan. Of particular interest is that the Growth Plan
establishes intensification and density targets for certain areas within municipalities. The Growth
Plan also establishes population and employment projections for Guelph. The following discussion
highlights some of the obligations under the Growth Plan and recommendations by City Staff on
how the DPP could be modified to monitor these obligations.

Intensification Target

The Growth Plan establishes that single tier municipalities (like Guelph) will plan for a phased
increase in the yearly percentage of residential intensification so that by the year 2015 a minimum of
40% of all new residential units occurring annually within each municipality will be within the
defined built up area. Currently, City staff are reviewing and refining a draft “built boundary” with
representatives of the Ministry of Public Infrastructure Renewal. This built boundary should be
established in early 2007.

Since the Growth Plan states that all municipalities will develop strategies to phase-in and achieve
intensification and the intensification targets the following changes are recommended to future
Development Priority Plans starting with the 2008 DPP:

¢ The mapping for the 2008 DPP (Schedule 4) will clearly identify the built boundary.

¢ Building permit statistics (Schedule 5) will continue to show an overall City total but
also be broken into permits within the defined “Built up” area and designated

Notes:
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Notes:

“Greenfield” area to monitor the percentage of new development within the two
areas.

¢ The Schedules and mapping for the 2008 DPP will be modified to show all potential
residential developments (infill and subdivisions) within the “Built up” and
“Greentfield” areas to provide an inclusive inventory of potential residential units in
both areas.

Density Targets

The Growth Plan also specifies a set of density targets for the identified Urban Growth Centre (i.e.,
the downtown area) and the designated Greenfield area. The City of Guelph is one of the identified
municipalities where a minimum density target (in this case 150 people and jobs per hectare) is to be
achieved in the Urban Growth Centre. Similar to the establishment of the Built Boundary, the
Ministry of Public Infrastructure and Renewal will meet with City Staff to establish the boundary of
the Urban Growth Centre in Downtown Guelph.

The density target for the whole of the designated Greenfield area is to be not less than 50 residents
and jobs combined per hectare. The density target is to be measured over the entire designated
Greenfield area, not by individual project, and excludes areas such as provincially significant
wetlands where development is prohibited. Census data, released every five years, will be used to
monitor progress towards achieving the targets, although municipal data is expected to be used to
supplement the census to obtain a count of jobs and residents that is as accurate as possible. The
following changes are therefore recommended to future Development Priority Plans starting with
the 2008 DPP:

¢ The Mapping for the 2008 DPP will identify the Urban Growth Centre Boundary
and the Built Boundary. It will also provide a density estimate for the areas based on
the most recent census information as supplemented by municipal data.
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¢ A schedule will provide the density estimate for all draft approved plans within the
designated Greenfield area based on the land use schedule for each draft approved
plan.

¢ A density estimate for all new Draft Plans of subdivision recommended for
consideration in 2008 in the Greenfield area will be provided based on the
information available at the time of publication of the DPP (NB: As noted in
Section 4, Draft Plans of subdivision identified for consideration by the DPP
does not commit Council to approving the plan in whole or in part. As the
most appropriate time to review and establish future densities is at the time
of Draft Plan approval, individual plans showing less than the density target
will likely have to be modified to achieve the target).

Population Projections

The population projections established by the Growth Plan are significantly higher for the City of
Guelph than the current City projections prepared by CN Watson and approved by City Council in
2003. Further, the projections contained in the Growth Plan must be used for planning and
managing growth in the Greater Golden Horseshoe.

The Province is currently undertaking an allocation process for Wellington County that will
determine the population growth rate expected for the City of Guelph and Wellington County. It is
expected that due to the growth projections outlined in the Growth Plan that the City will need to
revisit the population projections in the near future as part of the Local Growth Management
Strategy. It is also expected that the DPP will continue to be the primary growth management tool
to assist City Council in managing the rate and timing of new growth.

Notes:
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CIRCULATION OF DRAFT DPP TO THE DEVELOPMENT
INDUSTRY

Staff continued to communicate with representatives of the Guelph Development Association
(GDA) during the year 2006 to monitor the approved “2006 Development Priorities Plan”. Regular
quarterly meetings were re-established during 2005 as part of the Development Application Review
(DARP) initiative and the DPP was a regular agenda topic, among a number of issues associated
with our development review process.

The Draft 2007 — Post 2008 DPP was circulated to the development community
(owners/consultants and agencies) for comment on October 13, 2006. Following release of the
draft, City staff met with the GDA representatives on October 31, 2006. At the meeting the GDA
discussed several issues including:

¢ Servicing capacity upgrades (water and wastewater) and need for the DPP to clearly
articulate the status of the upgrades and when additional capacity will be on-line and
available.

¢ The Places to Grow legislation and the Growth Plan and the need to show how the

DPP will be used to implement the intensification commitments set out in the Growth
Plan.

¢ The need to make infill development easier since the Growth Plan encourages
intensification and requires 40% of new growth to be within the Built up area. Several
suggestions were discussed.

In response, the 2007 DPP includes an update on the status of the water and wastewater upgrades
(see Schedule 8) and discussion and recommendations on how the DPP will be modified to
monitor the intensification and density commitments set out in the Growth Plan. Staff are also
reviewing the suggestions concerning infill development and will continue to dialogue with the
Guelph Development Association.

Several individual responses were received from the owners and consultants concerning the timing
of a number of draft and preliminary plans and the DPP in general (see also Schedule 10).

Notes:
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A staff response to all of the comments and requests is provided on Schedule 11.

10 CONCLUSIONS AND RECOMMENDATIONS

The DPP continues to be a useful tool in meeting the City’s Strategic goal of managing growth in a
balanced sustainable manner. During 2006, the DPP was also effective in assisting staff in
establishing priorities for the review and approval of new development from residential plans of
subdivision.

10.1 Registration Activity

Registration activity in 2006 was significantly less than the dwelling unit targets set by Council as a
limit to growth. The 2006 DDP supported the creation of up to 1287 potential dwellings units
from new registered plans while only 648 potential units were registered. From 2001 to 2006 a
total of 6025 potential dwelling units were registered for an average of 1004 units per year. This is
in keeping with the Council approved population projection forecast which called for a growth of
1000 units per year from 2001-2006. Staff will continue to recommend registration activity to
reflect the population projection forecast which now calls for an average of 900 units per year
from 2006 to 2011.

10.2 Building Permit Activity

Residential building permit activity continued to decline in 2006. The residential permit activity for
2000, a total of 837 units at year end, is less than the 864 permits issued for new units in 2005.
Buoyed by a strong economy and large inventory of potential units, 5756 permits were issued for
new dwelling units from 2001 to 2005 for a year over year average of 1151 units. This is slightly
higher that the Population Projections endorsed by Council. These projections indicated that the
City would grow at a rate of approximately 1000 dwelling units per year for the years 2001 to 2006
and 900 units per year from 2006 to 2011. The number of permits issued for 2000 is less than the
projection of 900 units per year and a slight decline in building permit activity is predicted for next
year. The 20-year average is 904 dwelling units per year as noted on Schedule 6.

Notes:
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10.3 Phasing Policy

The new phasing policy (established in 2005) for large scale residential subdivisions continues to
be effective in introducing new potential dwelling units at a moderate rate into the medium term
housing supply (plans with Draft Plan approval). During 20006, eight (8) draft plans of subdivision
containing 944 potential units received Draft Plan approval (see Schedule 3). In support of this
policy, the 2007 DPP highlights plans (or phases of plans) anticipated to be presented to Council
for the consideration of Draft Plan approval in 2007 (see also Schedule 3). These are the
subdivisions where staff time and resources will be devoted to resolving issues so that they can be
considered by City Council. If supported these subdivisions would add a potential 878 dwelling
units to the medium term supply. This number is also consistent with our growth projections (900
dwelling units per year from 2006-2011) and will assist in maintaining the medium term supply of
units.

10.4 Inventory of Units

A managed approach to the approval of new units has maintained the medium term inventory of
units at approximately 6300 units. This equates to an overall supply of approximately 7 years of
growth at 900 units per year (see Schedule 7). Through careful management, the medium term
supply of dwellings has been reduced from a high of 7600 units in 2003 to the current 6300 units.
The medium term supply of low density dwellings (detached and semi-detached dwellings) remains
at a 5 year supply (2411 units) while the inventory of townhouses and apartments remains high at
3875 units (approximately 60% of the supply). A managed approach to the introduction of new
units is essential in conjunction with long-term water and wastewater capacities.

10.5 Water and Wastewater

An examination of the information regarding water and wastewater treatment flows (see Schedule
8) indicates that the City still has capacity to handle the commitments for the future dwelling units
currently registered and draft plan approved.

The data indicates that the current wastewater treatment plant has the capacity for the registration
of an additional 5100 units of residential development, which equates to 5.7 years of growth based

on the population projections. For water, the data indicates a current capacity to register an
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10.6

additional 4800 dwelling units, which equates to a 5.3 year supply. In addition, long range
forecasting shows the City has sewage treatment capacity for approximately 9400 additional
residential units and water capacity for 7000 units.

Recommendations

City staff recommend that the 2007 Development Priorities Plan (DPP) be approved (Schedules 2,
3 and 4) and used as a guide to manage the rate and timing of development for the next year. The
2007 DPP recommends that Council support the creation of up to 1087 potential dwelling units
from the registration of plans in 2007 (See Schedule 2). This figure is the lowest recommended
total since the DPP was created in 2001. The figure also reflects a couple of new realities for new
development.

1. The DPP needs to respond to the population projection forecast, which recommends the
creation of approximately 900 potential new units from 2006 — 2011. This is down from
the 1000 dwelling units per year from 2001 to 2006.

2. The Growth Plan for the Greater Golden Horseshoe now requires that by the year 2015,
40% of new growth occur within the built up areas of Cities. Since most of the new
subdivision activity identified by the DPP is expected to be identified beyond the built
boundary (i.e. Greenfield area) there is the need to take a more conservative approach to
Greenfield approvals and commitments.

Included in the 1087 potential units is a carryover of 162 units that were identified for registration
in 2006. If these units are removed, 920 new units are included in the recommendation. In the
recommendation, consideration was also given to the fact that only 648 potential units were
registered in 2006. When the figures are combined (648+1087) the average for the two years
would be 868 units. Both the number of new units (920) and projected two year average (868) are
consistent with Council’s current population project forecast of 900 units per year.

The breakdown of the components of the 1087 dwelling units is 657 detached, 64 semi-detached
and 361 townhouses. If these registrations are endorsed, the City will continue to have a sufficient
supply of lots and blocks in registered plans to respond to market needs and trends and maintain a
competitive market place in terms of pricing. In terms of short-term supply, there are 2785
potential units (as of December 31, 2000) currently available for building permits in registered

The 2007 DPP recommends
support for the creation of up
to 1087 dwelling units from the
registration of plans in 2007.
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Notes:

plans. This overall number is down slightly from last year’s DPP (2907 units). The number of
potential detached and semi-detached dwellings has, however, remained consistent with the
approximately 940 units last year. This is generally consistent with one of the recommendations in
last year’s DPP, which was to try and increase the short-term supply of these types of units. The
vast majority of potential units in the short term supply, approximately 1800 units (65%) are in
potential multiple residential projects (Schedule 7).

This year’s DPP also recommends a number of plans for consideration of draft plan approval in
2007 (see Schedule 3). Included in the plans are approximately 878 future dwelling units which is
also in keeping with the population projection (900 units per year).

City Staff also intend to make a number of changes to the DPP beginning with the 2008 DPP to
respond to the Places to Grow legislation and more specification our commitments under the
Growth Plan for the Greater Golden Horseshoe. These recommended changes were summarized
in Section 8.
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SCHEDULE 1

NUMBER, TYPE AND DISTRIBUTION OF POTENTIAL UNITS
IN REGISTERED PLANS OF SUBDIVISION
BETWEEN OCTOBER 31, 2005 AND OCTOBER 31, 2006

Northwest
Plan # and Name Detached Semi-detached* Townhouses* Apartments*  Total
TOTAL 0 0 0 0 0
Northeast
Plan # and Name Detached Semi-detached* Townhouses* Apartments* Total
61M-132 Watson East Phase 4 65 34 99
61M-?? Concession Holdings
(Joseph Street) 15 15
61M-?7? VictoriaView North 160 58 218
TOTAL 240 0 92 0 332
South
Plan # and Name Detached Semi-detached* Townhouses* Apartments* Total
61M-130 Westminister Woods Ph. 2 188 6 194
61M-133 Conservation Estates 80 28 108
61M-?? Dawn Avenue 3 3
61M-?? Woodside Road 11 11
0
0
TOTAL 282 0 34 0 316
ACTUAL OVERALL TOTAL (2006) 522 0 126 0 648
APPROVED 2006 DPP 855 106 326 0 1287
ACTUAL OVERALL TOTAL (2005) 759 128 331 0 1218
APPROVED 2005 DPP 1056 140 324 0 1520
ACTUAL OVERALL TOTAL (2004) 315 66 211 100 692
APPROVED 2004 DPP 805 85 349 100 1339
ACTUAL OVERALL TOTAL (2003) 774 60 126 0 960
APPROVED 2003 DPP 926 134 125 0 1185
ACTUAL OVERALL TOTAL (2002) 567 120 127 199 1013
APPROVED 2002 DPP 1002 152 168 199 1521
ACTUAL OVERALL TOTAL (2001) 575 84 410 425 1494
APPROVED 2001 DPP 790 166 449 446 1851

* Semi-detached numbers are unit counts *Townhouses and apartments based on approved zoning



SCHEDULE 2

SUMMARY OF 2007-POST 2008 PROPOSED STAGING

DWELLING UNIT TARGETS

Sector Single Semi- Townhouses | Apartments | Total
Detached
2007 Proposed Registrations
Northeast 225 32 81 0 338
Northwest 98 32 32 0 162
South 339 0 248 0 587
Subtotal 662 64 361 0 1087
2008 Anticipated Registrations
Northeast 323 98 177 50 648
Northwest 117 0 50 0 167
South 175 18 174 0 367
Subtotal 615 116 401 50 1182
Post 2008 Anticipated Registrations
Northeast 642 198 427 422 1689
Northwest 0 0 0 877 877
South 861 108 550 904 2423
Subtotal 1503 306 977 2203 4989
2007 DPP OVERALL 2780 486 1739 2253 7258
2006 DPP OVERALL 3082 450 1848 1964 7344
2005 DPP OVERALL 3767 646 2198 2013 8624
2004 DPP OVERALL 3867 734 2012 2071 8684
2003 DPP OVERALL 4132 806 1752 1935 8625
2002 DPP OVERALL 4141 831 1628 2127 8727

* includes a carryover of 162 potential units that were anticipated to be registered in 2006.

Note: 639 potential units that were expected to be registered in 2006 were not registered.




SCHEDULE 3

Draft Plan Approval Activity

Plans Anticipated to be Considered for Draft Plan Approval in 2007

Single| Semi- |Townhouses |Apartments| Total
Northeast Detached
23T-00501 Warner Custom Coating
23T-04501 Almondale Homes 68 94 25 165 352
23T-06501 Walkover & Redline to 23T-98501 25 64 89
Total Northeast 93 94 89 165 441
Northwest
Total Northwest 0 0 0 0 0
South
23T-01508 Kortright East 175 28 203
23T-02502 Westminster Woods East 89 136 225
23T-06502 974 Edinburgh Road South 9 9
UP0608 Southgate Business Park
Total South 273 28 136 0 437
Overall Total 366 122 225 165 878

Plans that were Draft Approved during 2006

Single| Semi- |Townhouses|Apartments| Total
Northeast Detached
23T-03502 58-78 Fleming Rd 23 23
23T-04501 340 Eastview Rd Ph 1 108 32 36 176
23T-05502 Concession Holdings 15 15
ZC0602 Watson School Site 35 35
Total Northeast 181 32 36 0 249
Northwest
Total Northwest 0 0 0 0 0
South
23T-01508 Kortright East 101 160 261
23T-03506 Conservation Estates 80 56 136
23T-03507 Pergola 26 77 103
23T-02502 Westminister Woods East Ph 3 179 16 195
Total South 360 0 98 237 695
Overall Total 541 32 134 237 944




Draft Approved and Preliminary Plans

SCHEDULE 4

Development Priorities Plan

Sector
Total
Residential DC DC
File # D SD TH APT Comm Ind Inst Park Expenditure Revenue
(Description) (ha.) (ha.) (ha.) (ha.)
Northeast 1190 328 685 472 2.538 2.884 1.76 2.994 $6,800,037.00 $13,585,551.00
Northwest 215 32 82 877 9.72 9.188 0 0.213 $691,525.00 $4,310,627.00
South 1375 126 972 904 6.384 167 2.6 4.84 $14,426,203.00 $15,682,295.00
TOTAL 2780 486 1739 2253 18.642 179.072 4.36 8.047 $21,917,765.00 $33,578,473.00
Note:

D = Single Detached
SD = Semi-Detached
TH = Townhouse
APT = Apartment

Comm = Commercial

Ind = Industrial

Inst = Institutional
DC = Development Charge




Sector

SCHEDULE 4 Continued
Development Priorities Plan Draft Approved and Preliminary Plans

Northwest Residential

Residential Draft Plan DC Expected
File # Status D SD TH APT Comm Ind Inst Park Approval Expenditure/ Development
(Description) (ha.) (ha.) (ha.) (ha.) Date Revenue
23T-86004 Draft Approved 521 3.52 TBD 12/23/1987 ($226,842) Post 2008
West Hills $1,458,800
Servicing Comments: Requires extension of existing services.
Timing Comments: Developer is reviewing final area of plan in conjunction with proposed realignment of Whitel