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City Council - Planning MP/

Meeting Agenda Making a Difference

December 11, 2017 — 6:00 p.m.
Council Chambers, Guelph City Hall, 1 Carden Street

Please turn off or place on non-audible all electronic devices during the meeting.

Please note that an electronic version of this agenda is available on guelph.ca/agendas.

Authority to move into closed meeting
That the Council of the City of Guelph now hold a meeting that is closed to the
public, pursuant to the Municipal Act, to consider:

C-CON-2017.18 Public Appointment to the Board of Trustees of the
Elliott
Section 239(2)(b) personal matters about an identifiable
individual, including municipal or local board employees

Open Meeting — 6:30 p.m.
Closed Meeting Summary

O Canada

Silent Reflection

First Nations Acknowledgment

Disclosure of Pecuniary Interest and General Nature Thereof

Council Consent Agenda:

The following resolutions have been prepared to facilitate Council’s consideration of
various matters and are suggested for consideration. If Council wishes to address a
specific report in isolation of the Consent Agenda, please identify the item. It will be
extracted and dealt with separately as part of the Items for Discussion.

CON-2017.55 1 & 15 Stevenson Street North and 8 William Street
Proposed Zoning By-law Amendment and Draft Plan of
Vacant Land Condominium
File: ZC1613/CDM1609

Recommendation:

1. That the application from Van Harten Surveying Inc. on behalf of Paul and
Maria Leombruni for approval of a Zoning By-law Amendment from the R.1B
(Residential, Single Detached) Zone to an R.1D-? (Specialized Residential,
Single Detached) Zone to permit the development of 10 single detached
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dwellings on the site municipally known as 1 and 15 Stevenson Street North
and 8 William Street and legally described as Part of Lot 38, Plan 320, City of
Guelph, be approved, in accordance with ATT-2A of the Infrastructure,
Development and Enterprise Report IDE-2017-131, dated December 11,
2017.

2. That the application from Van Harten Surveying Inc. on behalf of Paul and
Maria Leombruni for approval of a proposed draft plan of vacant land
Condominium consisting of 7 residential single detached dwellings, as shown
in ATT-6, applying to the property municipally known as 1 & 15 Stevenson
Street North and legally described as Part of Lot 38, Plan 320, City of Guelph,
be approved for a period of three (3) years in accordance with Conditions
noted in ATT-2C of the Infrastructure, Development and Enterprise Report
IDE-2017-131 dated December 11, 2017.

Items for Discussion:

The following items have been extracted from the Committee of the Whole Consent
Report and the Council Consent Agenda and will be considered separately. These
items have been extracted either at the request of a member of Council or because
they include a presentation and/or delegations.

CON-2017.56 Draft Built Form Standards for the Gordon Street
Intensification Corridor

Presentation:
David de Groot, Senior Urban Designer

Recommendation:
That the Draft Built Form Standards for the Gordon Street Intensification
Corridor be received.

CON-2017.57 Draft Built Form Standards for Mid-rise Buildings and
Townhouses

Presentation:
David de Groot, Senior Urban Desigher

Recommendation:
That the Draft Built Form Standards for Mid-rise Buildings and Townhouses be
received.

Monday, December 11, 2017 City of Guelph Council Agenda Page 2 of4



CON-2017.58 Guelph Innovation District (GID) — Real Estate Options

Presentation:
Peter Cartwright, General Manager, Business Development and Enterprise Services

Recommendation:

1. That staff be directed to implement a proposal to acquire and dispose of real
estate located within the Guelph Innovation District as described in Council
Report IDE-2017-140, specifically lands identified as the former Wellington
Detention Centre and the Turf Grass lands and report back at key
implementation milestones as determined by staff.

2. That the Mayor be directed to advise the Minister of Infrastructure about the
City of Guelph’s intention to submit an Expression of Interest to acquire and
dispose of real estate located within the Guelph Innovation District as
described in Council Report IDE-2017-140, specifically lands identified as the
former Wellington Detention Centre and the Turf Grass lands.

3. That the Mayor and City Clerk be authorized to execute the terms and
conditions of a Letter of Intent/Conditional Agreement of Purchase and Sale
to acquire from the Province of Ontario property within the Guelph
Innovation District, as described in Council Report IDE-2017-140, specifically
lands identified as the former Wellington Detention Centre and the Turf Grass
lands, subject to the terms and conditions of a Letter of Intent/Conditional
Agreement of Purchase and Sale being acceptable to the Deputy Chief
Administrative Officer of Infrastructure, Development and Enterprise, and the
Deputy Chief Administrative Officer Corporate Services.

4. That staff be directed to develop and issue a Request for Proposals to seek
submissions from private development interests to develop property within
the Guelph Innovation District, as described in Council Report IDE-2017-140,
subject to its contents being acceptable to the Deputy Chief Administrative
Officer of Infrastructure, Development and Enterprise, and the Deputy Chief
Administrative Officer Corporate Services.

5. That staff be directed to assess Request for Proposal submissions from
private development interests, and subject to the approval of the Deputy
Chief Administrative Officer of Infrastructure, Development and Enterprise
and the Deputy Chief Administrative Officer Corporate Services, conduct
negotiations to sell and develop property within the Guelph Innovation
District.

6. That the Mayor and Clerk be authorized to execute an agreement of purchase
and sale for the purpose of selling property within the Guelph Innovation
District to a private development interest, subject to the contents of the
agreement of agreement of purchase and sale being acceptable to the
Deputy Chief Administrative Officer of Infrastructure, Development and
Enterprise and the Deputy Chief Administrative Officer Corporate Services.

Monday, December 11, 2017 City of Guelph Council Agenda Page 3 of 4



7. That staff be directed to utilize the Tax Rate Operating Contingency Reserve
#180 for operating costs to an upset limit of $3,500,000, and that the Water
Capital Reserve Fund #152 be utilized to fund the refundable deposits as
required to an upset limit of $6,500,000, as identified in Council report IDE-
2017-140, and that staff calculate and charge to the project an appropriate
rate of return of 3.5% per annum plus an additional 1.5% related to the risk
of the project, subject to the approval of the Deputy Chief Administrative
Officer Corporate Services, and the City Treasurer.

Special Resolutions

By-laws

Resolution to adopt the By-laws (Councillor Billings).
Mayor’s Announcements

Please provide any announcements, to the Mayor in writing, by 12 noon on the day
of the Council meeting.

Notice of Motion

Adjournment
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Staff Guiélph
Report "\\\P/

Making a Difference

To City Council

Service Area Infrastructure, Development and Enterprise Services
Date Monday, December 11, 2017

Subject Decision Report

1 & 15 Stevenson Street North and 8 William Street
Proposed Zoning By-law Amendment and Draft Plan
of Vacant Land Condominium

File: ZC1613/CDM1609

Report Number IDE-2017-131

Recommendation

1.

That the application from Van Harten Surveying Inc. on behalf of Paul and
Maria Leombruni for approval of a Zoning By-law Amendment from the R.1B
(Residential, Single Detached) Zone to an R.1D-? (Specialized Residential,
Single Detached) Zone to permit the development of 10 single detached
dwellings on the site municipally known as 1 and 15 Stevenson Street North
and 8 William Street and legally described as Part of Lot 38, Plan 320, City of
Guelph, be approved, in accordance with ATT-2A of the Infrastructure,
Development and Enterprise Report IDE-2017-131, dated December 11,
2017.

That the application from Van Harten Surveying Inc. on behalf of Paul and
Maria Leombruni for approval of a proposed draft plan of vacant land
Condominium consisting of 7 residential single detached dwellings, as shown
in ATT-8, applying to the property municipally known as 1 & 15 Stevenson
Street North and legally described as Part of Lot 38, Plan 320, City of Guelph,
be approved for a period of three (3) years in accordance with Conditions
noted in ATT-2C of the Infrastructure, Development and Enterprise Report
IDE-2017-131 dated December 11, 2017.

Executive Summary

Purpose of Report

This report provides a staff recommendation to approve a Zoning By-law
amendment and Draft Plan of Vacant Land Condominium to permit the
development of 10 single detached residential units on the site municipally known
as 1 and 15 Stevenson Street and 8 William Street.
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Key Findings

Planning staff support the proposed Zoning By-law amendment and draft plan of
condominium subject to the recommended regulations and conditions in ATT-2.
Financial Implications

Estimated Development Charges: $290,380
Estimated Annual Taxes Once Developed: $36,314

Report

Background

An application to amend the Zoning By-law was received for the subject site,
municipally known as 1 and 15 Stevenson Street and 8 William Street from Van
Harten Surveying Inc. on behalf of Paul and Maria Leombruni on July 27, 2016 and
deemed to be complete on August 26, 2016. The subsequent application for a Draft
Plan of Vacant Land Condominium was received on October 4, 2016 and deemed
complete on November 3, 2016.

The intent of the applications is to change the zoning from the “Residential Single
Detached” (R.1B) Zone to a “Specialized Single Detached” (R.1D-?) Zone to permit
additional single detached dwellings with smaller frontages and lot sizes. The
proposed Draft Plan of Vacant Land Condominium intends to create a seven (7) unit
condominium with a private road accessing Stevenson Street North, just north of
the existing dwelling located at 1 Stevenson Street North.

The rezoning application, if approved, will also allow for future applications to the
Committee of Adjustment for Consent to sever to create a new lot on William Street
and to demolish the dwelling unit at 15 Stevenson Street, sever the lot into two
fronting on Stevenson Street North. In total, one (1) house is proposed to be
demolished and ten (10) new single detached dwellings are proposed to be built,
and two existing houses (1 Stevenson Street North and 8 William Street) are
proposed to be retained.

Location

The subject site is located on the east side of Stevenson Street north, just north of
the Metrolinx railway (see ATT 1 - Location Map). The subject site has an area of
approximately 0.7 hectares and a frontage of 50.9 metres along Stevenson Street
North and a frontage of 24.4 metres along William Street. The site currently
contains 3 single detached dwellings with one at each of 1 and 15 Stevenson Street
North and one detached dwelling at 8 William Street.

Surrounding land uses include:
e To the north: single detached dwellings;
e To the south: the Metrolinx railway;
e To the east: single detached dwellings along William Street;
e To the west: single detached dwellings across Stevenson Street North.
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Official Plan Land Use Designations and Policies

The Official Plan land use designation that applies to the subject property is
“General Residential”. Within the “General Residential” land use designation, all
forms of residential development are permitted which includes single and semi-
detached dwellings. The related policies for this land use designation are included in
ATT-3.

Official Plan Amendment #48 Land Use Designations and Policies

Official Plan Amendment #48 (OPA 48), a comprehensive update to the City’s
Official Plan, designates the subject property as “Low Density Residential. This
designation applies to residential areas within the built-up area of the City which
are currently predominantly low-density in character. The predominant land use in
this designation is residential and includes single and semi-detached dwellings. A
Decision and Order from the Ontario Municipal Board on October 5, 2017 has
brought OPA 48 into full force and effect. Although the applications which were
received prior to OPA 48 coming into full force and effect are being processed under
the 2001 Official Plan, Staff must have regard to the policies and designations of
OPA 48. The land use designations and related policies contained in OPA 48 are
included in ATT-4.

Existing Zoning
The subject property is currently zoned “Residential Single Detached” (R.1B) in

Zoning By-law (1995)-14864, as amended, which permits single-detached
dwellings and associated uses.

Details of the existing zoning are included in ATT-5.

Description of Proposed Zoning By-law Amendment

The purpose of the proposed Zoning By-law Amendment is to change the zoning
from “Residential Single Detached” (R.1B) to a "“Specialized Residential Single
Detached (R.1D-?) Zone. In addition to the regulations set out in Section 5.1 -
Residential Single Detached (R.1D) Zone of Zoning By-law (1995)-14864, as
amended, one specialized regulation has been requested to facilitate this proposal:

That despite Table 5.1.2, Row 10 and Section 4.20 of the Zoning By-law,
fences shall not be located in the yard between dwelling units.

Staff also recommend the follow specialized regulation be added:

For the purposes of this Zone, a condominium unit shall be considered a Lot
as defined by this Zoning By-law.

Details of the proposed zoning are included in ATT-6.
Proposed Development

The applicant is proposing to rezone the subject site from the current “Residential
Single Detached” (R.1B) to a “Specialized Single Detached” (R.1D-?) Zone to permit

Page 3 of 69



additional single detached dwellings with smaller frontages and lot sizes. The
applicant has proposed to demolish the house at 15 Stevenson Street North and
sever that lot to build two new detached dwelling units fronting onto Stevenson
street North. The land behind these new lots would be subject to a draft plan of
vacant land condominium with a total of 7 new single detached dwellings internal to
the site that are accessed from Stevenson Street North via a private road. The
existing lot on William Street is also proposed to be severed and one new detached
dwelling would be built fronting onto William Street. The existing houses at 1
Stevenson Street North and 8 William Street are proposed to be retained.

The proposed development plan and proposed front building elevation of the
detached dwellings are shown in ATT-7. The proposed Draft Plan of Vacant Land
Condominium is shown in ATT-8.

Staff Review/Planning Analysis

The staff review and planning analysis for these applications is provided in ATT-9. The

analysis addresses all relevant planning considerations, including the issues raised

through review of the application. The issues generally include:

e Evaluation of the proposal against the 2014 Provincial Policy Statement and
Places to Grow: Growth Plan for the Greater Golden Horseshoe;

e Evaluation of the proposal’s conformity with the Official Plan; including any
Official Plan Amendments;

e Review of the proposed zoning, including the need for any specialized
regulations;

e Review of servicing; and,
Address all comments and issues raised during the review of the application,
specifically tree removals and urban design considerations.

Planning Staff Recommendation

Planning staff are satisfied that the Draft Plan of Vacant Land Condominium
Application and Zoning By-law Amendment Application are consistent with the 2014
Provincial Policy Statement and conform to the Growth Plan for the Greater Golden
Horseshoe. In addition, the applications conform to the objectives and policies of
the Official Plan.

Planning staff are recommending that Council approve the applications for Draft
Plan of Vacant Land Condominium and Zoning By-law Amendment subject to the
zoning regulations and Conditions of Draft Plan approval outlined in ATT-2.

Financial Implications

Estimated Development Charges: $290,380
Estimated Annual Taxes Once Developed: $36,314
Consultations

Key dates for the public process regarding the planning applications are included in
ATT-10.
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Corporate Administrative Plan

Overarching Goals
Service Excellence

Service Area Operational Work Plans
Our Services - Municipal services that make lives better

Our People- Building a great community together

Our Resources - A solid foundation for a growing city

Attachments

ATT-1 Location Map

ATT-2 Recommended Zoning Regulations, Conditions of Consent and
Conditions of Draft Plan of Condominium Approval

ATT-3 Existing Official Plan Designation and Policies

ATT-4 Official Plan Amendment # 48 Land Use Designations and Policies

ATT-5 Existing Zoning and Details

ATT-6 Proposed Zoning and Details

ATT-7 Proposed Development Concept and Building Elevations

ATT-8 Proposed Draft Plan of Vacant Land Condominium

ATT-9 Planning Analysis

ATT-10 Circulation Comments Summary

ATT-11 Public Notification Summary

Departmental Approval
Not applicable.

Report Author Approved By
Katie Nasswetter Chris DeVriendt
Senior Development Planner Manager of Development Planning
77 ,
i
q@@/f@ i o
Apprg,ée’d By Recommended By
Todd Salter Scott Stewart, C.E.T.
General Manager Deputy CAO
Planning, Urban Design and Infrastructure, Development and Enterprise
Building Services 519.822.1260, ext. 3445
519.822.1260, ext. 2395 scott.stewart@guelph.ca

todd.salter@guelph.ca
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ATT-1
Location Map
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ATT-2

Recommended Zoning Regulations, Conditions of Consent and Conditions

of Draft Plan of Condominium Approval

2A: Zoning Regulations

Zoning By-law Amendment

The following zoning is proposed:

Specialized R.1D-? (Residential, Single Detached) Zone

Regulations

In accordance with Section 4 (General Provisions) and Section 5.1 and Table 5.1.2
(Regulations Governing R.1 Zones) of Zoning By-law (1995)-14864, as amended,
with the following exceptions:

Fences
Despite Table 5.1.2, Row 10 and Section 4.20 of the Zoning By-law, fences
shall not be located in the yard between dwelling units.

Definition of a Lot

Despite Section 3, for the purposes of this Zone, a condominium unit shall be
considered a Lot as defined by this Zoning By-law.

2B: Proposed Conditions of Consent

The following conditions are provided as information to Council and will be
recommended through future Consent to Sever applications:

1.

That the Owner shall submit to the City, in accordance with Section 41 of
the Planning Act, a fully detailed site plan, indicating the location of the
building, building design, landscaping, parking, access, grading and
drainage on the said lands to the satisfaction of the General Manager of
Planning, Urban Design and Building Services and the General
Manager/City Engineer, prior to any construction or grading on the lands.
a. The developer further agrees to develop the proposed lots on
Stevenson Street North and William Street with street fronting
doors, in general accordance with the proposed lot layouts shown in
this report (IDE 2017-131) to the satisfaction of the General
Manager of Planning, Urban Design and Building Services.

The developer shall provide the City with easements for the existing
sewer mains that cross the site. The easements dimensions must be to
the satisfaction of the City and the easements must be created and
registered at no cost to the City. All easements shall be transferred clear
of encumbrance to the satisfaction of the City Solicitor.
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The Owner shall pay to the City, as determined applicable by the Chief
Financial Officer/City Treasurer, development charges and education
development charges, in accordance with the City of Guelph Development
Charges By-law (2009)-18729, as amended from time to time, or any
successor thereof, and in accordance with the Education Development
Charges By-laws of the Upper Grand District School Board (Wellington
County) and the Wellington Catholic District School Board, as amended
from time to time, or any successor by-laws thereof, prior to this
issuance of any building permits, at the rate in effect at the time of the
issuance of a building permit.

Prior to the endorsement of deeds, the Owner shall be responsible for the
payment of cash-in-lieu of parkland dedication for all lands to the
satisfaction of the Deputy CAO of Public Services pursuant to City of
Guelph By-law (1989)-13410, as amended by By-law (1990)-13545 and
By-law (2007) 18225 or any successor thereof.

The developer shall provide the City with a 3 metre road widening across
the Stevenson Street frontage. The road widening shall be conveyed clear
of encumbrance to the satisfaction of the City Solicitor.

The developer shall submit detailed engineering plans for the severance
lots indicating such items as proposed servicing, grading and drainage,
erosion and sediment control and access to the satisfaction of the
General Manager/City Engineer. Such plans shall be certified by a
Professional Engineer. All applications for a building permit shall be
accompanied by a plot plan that shows that the proposed building,
grading and drainage is in conformance with the approved overall
drainage and grading plan.

The developer shall submit a stormwater management report to the
satisfaction of the General Manager/City Engineer. Such report is to be
certified by a Professional Engineer and is to be prepared in accordance
with the City’s Guidelines and the latest edition of the Ministry of the
Environment’s Stormwater Management Practices Planning and Design
Manual.

The developer shall submit a geotechnical report, certified by a
Professional Engineer, to the satisfaction of the General Manager/City
Engineer which describes the potential impacts of groundwater and
provides recommendations for pavement design and pipe bedding.

Prior to any construction or grading on the lands, the developer shall
construct, install and maintain erosion and sediment control facilities,
satisfactory to the General Manager/City Engineer, in accordance with a
plan that has been submitted to and approved by the General
Manager/City Engineer. Furthermore, the developer shall provide a
qualified environmental inspector, satisfactory to the General
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10.

11.

12.

13.

14,

15.

Manager/City Engineer, to inspect the site during all phases of
development and construction including grading, servicing and building
construction. The environmental inspector shall monitor and inspect the
erosion and sediment control measures and procedures on a weekly or
more frequent basis if required. The environmental inspector shall report
on his or her findings to the City on a monthly or more frequent basis.

The developer shall obtain a site alteration permit in accordance with City
By-law (2007)-18420 to the satisfaction of the General Manager/City
Engineer if grading or earthworks is to occur prior to site plan approval or
prior to severance.

The developer shall stabilize all disturbed soil within 90 days of being
disturbed, control all noxious weeds and keep ground cover to a
maximum height of 150 mm (6 inches).

The developer shall service, grade, develop and maintain the site in
accordance with the plans that have been approved by the City. The
developer shall have the Professional Engineer who designed the
servicing certify to the City that they supervised the construction of the
servicing and that the as-built servicing is functioning properly as
designed. The developer shall have the Professional Engineer who
designed the site grading and drainage submit an as-built grading and
drainage plan to the City.

The developer acknowledges that the City does not allow retaining walls
higher than 1metre abutting existing residential properties without the
permission of the General Manager/City Engineer.

The developer shall make satisfactory arrangements with Guelph Hydro
and phone and cable providers for the servicing of the lands as well as
provisions for any easements and/or rights-of-way for their plant.

The developer shall be responsible for the cost of design, development
and implementation (including planting) of a Street Tree Planting Plan in
accordance with City specifications. The developer shall provide the City
with cash or letter of credit to cover the City approved estimate for the
cost of development of the street tree plan to the satisfaction of the City.
The developer shall warranty the trees for two winters. Replacement
trees are to be warrantied for (a) the remainder of the warranty period of
the original tree or (b) an additional year, whichever is greater. Once the
tree has been planted, the developer shall provide the City with a
certificate that certifies that the tree stock quality meets Canadian
Nursery Landscape Association standards and that the tree has been
planted following the City’s Part B Specifications. The certificate must be
certified by a landscape architect, certified arbourist or professional
forester (who must be a qualified member of the Ontario Professional
Foresters Association). At the end of the warranty period (after the
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16.

17.

18.

19.

20.

21.

22.

23.

second winter), the developer shall provide the City with a second
certificate that certifies that the tree was cared for as per the approved
watering and maintenance plan on the Street Tree Planting Plan and that
the tree is free of defects and disease.

The developer shall ensure that any private water supply wells,
boreholes, monitoring wells and septic systems are decommissioned in
accordance with O. Reg. 903.

The developer shall confirm to the satisfaction of the General
Manager/City Engineer that the basements will have a 0.5metre
separation from the seasonal high groundwater elevation.

The developer shall pay to the City the actual cost of construction of
municipal services within the City’s right-of-way including such items as
sanitary, water and storm laterals, driveways, curb cuts and/or curb fills,
sidewalk . Prior to approval of the plans, the developer shall pay to the
City the estimated cost of the construction of municipal services as
determined by the General Manager/City Engineer.

The developer shall pay the estimated and the actual cost for
decommissioning and removal of any services as determined by the
General Manager/City Engineer.

The developer shall construct the new buildings at such an elevation that
the lowest level of the buildings can be serviced with a gravity connection
to the sanitary sewer.

All electrical services to the site are to be underground and the developer
shall make satisfactory arrangements with Guelph Hydro Electric Systems
Inc. for the servicing of the site as well as provisions for any easements
and/or rights-of-way for their plant.

The developer shall submit a report prepared by a Professional Engineer
to the satisfaction of the Chief Building Official certifying that all fill

placed below proposed building locations has adequate structural capacity
to support the proposed building. All fill placed within the allowable
Zoning By-law envelope for building construction shall be certified to a
maximum distance of 30 metres from the street line. This report shall
include the following information; lot number, depth of fill, top elevation
of fill and the area approved for building construction from the street line.

The developer shall submit a report prepared by a Professional Engineer
to the satisfaction of the Chief Building Official providing an opinion on
the presence of soil gases (Radon and Methane) in the plan in accordance
with applicable provisions contained in the Ontario Building Code.
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24,

25.

26.

27.

The developer shall place the following notifications in all offers of
purchase and sale for all lots and/or dwelling units and agrees that these
same notifications shall be placed in the agreement to be registered on
title:

“Purchasers and/or tenants of all lots or units are advised that
sump pumps will be required for every lot unless a gravity outlet
for the foundation drain can be provided on the lot in accordance
with a certified design by a Professional Engineer.”

“Purchasers and/or tenants of all lots or units are advised that if
any fee has been paid by the purchaser to the Developer for the
planting of trees on City boulevards in front of residential units
does not obligate the City or guarantee that a tree will be planted
on the boulevard in front or on the side of a particular residential
dwelling. The City shall not provide regular maintenance for trees
planted on private property save and except any maintenance
conducted pursuant to section 62 of the Municipal Act, 2001,
c.25, as amended, and purchasers of all lots or units shall be
obligated to maintain any tree on private property in accordance
with and pursuant to the City of Guelph’s Property Standards By-
law (2000)-16454, as amended.”

“Purchasers and/or tenants of all lots or units, are advised prior to
the completion of home sales, of the time frame during which
construction activities may occur, and the potential for residents
to be inconvenienced by construction activities such as noise,
dust, dirt, debris, drainage and construction traffic.”

“Purchasers and/or tenants of all lots or units are advised that on-
street parking restrictions may apply to the street fronting their
property.”

The developer shall implement/incorporate any noise and/or vibration
attenuation measures recommended in a Noise and Vibration Study by a
qualified Professional Engineer, approved by the General Manager/City
Engineer for each dwelling unit to be constructed.

The Owner agrees to provide a safety setback of habitable buildings from
the railway right-of-way at a minimum of 30 metres in conjunction with a
safety berm, to the satisfaction of Metrolinx or any future successor.

The following clause shall be inserted in all development agreements,
offers to purchase, and agreements of Purchase and Sale or Lease of
each dwelling unit within 300m of the railway right-of-way:

“Warning: Metrolinx or its assigns or successors in interest has or have a
right-of-way within 300 metres from the land the subject hereof. There
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28.

29.

30.

31.

32.

33.

34.

35.

may be alterations to or expansions of the railway facilities on such right-
of-way in the future including the possibility that the railway or its
assigns or successors as aforesaid may expand its operations, which
expansion may affect the living environment of the residents in the
vicinity, notwithstanding the inclusion of any noise and vibration
attenuating measures in the design of the development and individual
dwelling(s). Metrolinx will not be responsible for any complaints or
claims arising from use of such facilities and/or operations on, over or
under the aforesaid right-of-way.”

Any proposed alterations to the existing drainage pattern affecting
Metrolinx Railway property must receive prior concurrence from the
Railway and be substantiated by a drainage report to the satisfaction of
the Railway.

The Owner shall through restrictive covenants to be registered on title
and all agreements of purchase and sale or lease provide notice to the
public that the safety berm, fencing and vibration isolation measures
implemented are not to be tampered with or altered and further that the
Owner shall have sole responsibility for and shall maintain these
measures to the satisfaction of Metrolinx.

The Owner shall enter into an Agreement with Metrolinx stipulating how
Metrolinx's concerns will be resolved and will pay Metrolinx's reasonable
costs in preparing and negotiating the agreement.

The Owner shall be required to grant Metrolinx an environmental
easement for operational noise and vibration emissions, registered
against the subject property in favour of Metrolinx.

The Owner shall install and maintain a chain link fence with a minimum
height of 1.83 metres along the mutual property line with Metrolinx rail
line.

Hydro supply for severance fronting Stevenson Street North will be
supplied from Stevenson Street North. The hydro services for these
severances should be underground, supplied from the existing pole line
on Stevenson Street North.

Hydro supply for severance fronting William Street will be supplied from
William Street. The hydro services for this severance may be overhead.

Conversion to underground service will be at the developer’s expense as
per Guelph Hydro Electric Systems Inc. conditions of service.

A minimum distance of 3.0 metres must be maintained between any
dwelling units and pad-mounted transformers.
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36.

37.

38.

39.

40.

41.

42.

43.

A minimum distance of 1.5 metres must be maintained between any
driveways/entrances and distribution poles or pad-mounted transformers.
Any relocations required would be done at the owner’s expense.

A 4.2 metre by 4.2 metre area will be required for a low-profile, pad-
mounted transformer on the common elements portion of the
development.

Hydro meter locations are subject to Guelph Hydro standards and
requirements.

That prior to the issuance of building permits and prior to undertaking
activities which may injure or destroy regulated trees, the applicant
submit a revised Tree Preservation Plan (TIPP) prepared by an arborist
and in accordance with the Private Tree Protection By-law (2010-19058)
for approval and to the satisfaction of the General Manager of Planning,
Urban Design and Building Services;

That prior to the endorsation of deeds and prior to undertaking activities
which may injure or destroy City owned trees, and where it is determined
through the preparation of the TIPP that removal or harm of a City owned
tree is required; a certified Arborist must provide a written analysis of the
reasons for the City tree’s removal to the satisfaction of the Manager of
Parks Operations and Forestry.

That prior to undertaking activities which may injure or destroy regulated
trees the applicant erect tree protection fencing at one (1) metre from
the dripline of any existing trees to be retained on the property, or on
adjacent properties, which may be impacted in accordance with the
approved TIPP and to satisfaction of the General Manager of Planning,
Urban Design and Building Services;

That prior to the issuance of building permits and prior to undertaking
activities which may injure or destroy regulated trees, the applicant
submit a Landscaping, Compensation and Replacement Plan (LCRP) in
accordance with the Private Tree Protection By-law (2010-19058) for
approval to the satisfaction of the General Manager of Planning, Urban
Design and Building Services, and the LCRP must be implemented;

That prior to the issuance of building permits and prior to undertaking
activities which may injure or destroy trees, the applicant will provide
securities covering a portion of the cost of the approved Landscaping,
Compensation and Replacement Plan (LCRP) based on a cost estimate
provided by a qualified professional and to the satisfaction of the General
Manager of Planning, Urban Design and Building Services. Securities will
be held until implementation of the LCRP;
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44,

45.

46.

47.

48.

That prior to the issuance of building permits and prior to undertaking
activities which may injure or destroy regulated trees, and where
replacement plantings are not achievable on the subject lands, the owner
will provide cash in lieu payment in accordance with the Private Tree
Protection By-law (2010-19058), to the satisfaction of the General
Manager of Planning, Urban Design and Building Services;

That the applicant contacts the City to inspect the tree protection fence
prior to undertaking activities which may injure or destroy regulated
trees.

That the undertaking of activities which may injure or destroy regulated
trees occur outside of the breeding bird season (approximately April 1 to
July 31) or include appropriate mitigation measures.

That a demolition permit will be required before the existing dwelling unit
at 15 Stevenson Street North is permitted to be demolished. Because the
dwelling at 15 Stevenson St N was built before 1927 and was identified in
the Couling Building Inventory, it is defined as a potential built heritage
resource until considered otherwise by Heritage Guelph. Heritage Guelph
will be required to comment on the proposed demolition of this building
prior to any permit being issued.

The developer shall enter into an agreement with the City, to be
registered on title, satisfactory to the City Solicitor which includes all
requirements, financial and otherwise to the satisfaction of the City of
Guelph.
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2C: DRAFT PLAN OF VACANT LAND CONDOMINIUM CONDITIONS

THAT the application by Van Harten Surveying Inc. on behalf of Paul and Maria
Leombruni for approval of a proposed Draft Plan of Vacant Land Condominium
applying to property municipally known as 1 and 15 Stevenson Street North and 8
William Street and legally described as Part of Lot 38, Plan 320, City of Guelph, as
shown on Schedule A, be APPROVED, subject to the following conditions:

CONDITIONS

This approval applies to a Draft Plan of Vacant Land Condominium Application
prepared by Van Harten Surveying on behalf of Paul and Maria Leombruni dated
November 9, 2017, identifying 7 single detached dwellings within a condominium.

1.

The developer shall apply to the City for site plan approval for the
condominium lands. This application shall include submitting detailed
plans indicating such items as proposed servicing, grading and drainage,
erosion and sediment control, access, parking and traffic circulation to
the satisfaction of the General Manager of Planning, Urban Design and
Building Services and the General Manager/City Engineer. Such plans
shall be certified by a Professional Engineer. All applications for a building
permit shall be accompanied by a plan that shows that the proposed
building, grading and drainage is in conformance with the approved
overall drainage and grading plan.

a. Prior to the issuance of site plan approval, written confirmation shall
be received from the General Manager of Environmental Services or
his or her designate that the proposed development is in conformance
with By-law (2011)-19199, known as the Waste Management By-law.
Further, the Owner agrees and commits to employ a three-stream
waste collection system with considerations and opportunities
developed in their Waste Management Plan that would facilitate the
transition to City collection at some point in the future.

b. Prior to any site plan approval, the Developer prepare a Salt
Management Plan for the condominium satisfactory to the City’s Risk
Management Official for Source Water Protection.

The Owner shall pay to the City, as determined applicable by the Chief
Financial Officer/City Treasurer, development charges and education
development charges, in accordance with the City of Guelph Development
Charges By-law (2009)-18729, as amended from time to time, or any
successor thereof, and in accordance with the Education Development
Charges By-laws of the Upper Grand District School Board (Wellington
County) and the Wellington Catholic District School Board, as amended
from time to time, or any successor by-laws thereof, prior to this
issuance of any building permits, at the rate in effect at the time of the
issuance of a building permit.
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The developer shall submit a stormwater management report to the
satisfaction of the General Manager/City Engineer. Such report is to be
certified by a Professional Engineer and is to be prepared in accordance
with the City’s Guidelines and the latest edition of the Ministry of the
Environment’s Stormwater Management Practices Planning and Design
Manual.

The developer shall submit a geotechnical report, certified by a
Professional Engineer, to the satisfaction of the General Manager/City
Engineer which describes the potential impacts of groundwater and
provides recommendations for pavement design and pipe bedding.

Prior to any construction or grading on the lands, the developer shall
construct, install and maintain erosion and sediment control facilities,
satisfactory to the General Manager/City Engineer, in accordance with a
plan that has been submitted to and approved by the General
Manager/City Engineer. Furthermore, the developer shall provide a
qualified environmental inspector, satisfactory to the General
Manager/City Engineer, to inspect the site during all phases of
development and construction including grading, servicing and building
construction. The environmental inspector shall monitor and inspect the
erosion and sediment control measures and procedures on a weekly or
more frequent basis if required. The environmental inspector shall report
on his or her findings to the City on a monthly or more frequent basis.

The developer shall obtain a site alteration permit in accordance with City
By-law (2007)-18420 to the satisfaction of the General Manager/City
Engineer if grading or earthworks is to occur prior to site plan approval or
prior to severance.

The developer shall stabilize all disturbed soil within 90 days of being
disturbed, control all noxious weeds and keep ground cover to a
maximum height of 150 mm (6 inches).

The developer shall service, grade, develop and maintain the site in
accordance with the plans that have been approved by the City. The
developer shall have the Professional Engineer who designed the
servicing certify to the City that they supervised the construction of the
servicing and that the as-built servicing is functioning properly as
designed. The developer shall have the Professional Engineer who
designed the site grading and drainage submit an as-built grading and
drainage plan to the City.

The developer acknowledges that the City does not allow retaining walls

higher than 1metre abutting existing residential properties without the
permission of the General Manager/City Engineer.
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10.

11.

12.

13.

14,

15.

16.

The developer shall make satisfactory arrangements with Guelph Hydro
and phone and cable providers for the servicing of the lands as well as
provisions for any easements and/or rights-of-way for their plant.

The developer shall be responsible for the cost of design, development
and implementation (including planting) of a Street Tree Planting Plan in
accordance with City specifications. The developer shall provide the City
with cash or letter of credit to cover the City approved estimate for the
cost of development of the street tree plan to the satisfaction of the City.
The developer shall warranty the trees for two winters. Replacement
trees are to be warrantied for (a) the remainder of the warranty period of
the original tree or (b) an additional year, whichever is greater. Once the
tree has been planted, the developer shall provide the City with a
certificate that certifies that the tree stock quality meets Canadian
Nursery Landscape Association standards and that the tree has been
planted following the City’s Part B Specifications. The certificate must be
certified by a landscape architect, certified arbourist or professional
forester (who must be a qualified member of the Ontario Professional
Foresters Association). At the end of the warranty period (after the
second winter), the developer shall provide the City with a second
certificate that certifies that the tree was cared for as per the approved
watering and maintenance plan on the Street Tree Planting Plan and that
the tree is free of defects and disease.

The developer shall ensure that any private water supply wells,
boreholes, monitoring wells and septic systems are decommissioned in
accordance with O. Reg. 903.

The developer shall confirm to the satisfaction of the General
Manager/City Engineer that the basements will have a 0.5metre
separation from the seasonal high groundwater elevation.

The developer shall pay to the City the actual cost of construction of
municipal services within the City’s right-of-way including such items as
sanitary, water and storm laterals, driveways, curb cuts and/or curb fills,
sidewalk . Prior to approval of the plans, the developer shall pay to the
City the estimated cost of the construction of municipal services as
determined by the General Manager/City Engineer.

The developer shall pay the estimated and the actual cost for
decommissioning and removal of any services as determined by the
General Manager/City Engineer.

The developer shall construct the new buildings at such an elevation that

the lowest level of the buildings can be serviced with a gravity connection
to the sanitary sewer.
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17.

18.

19.

20.

All electrical services to the site are to be underground and the developer
shall make satisfactory arrangements with Guelph Hydro Electric Systems
Inc. for the servicing of the site as well as provisions for any easements
and/or rights-of-way for their plant.

The developer shall submit a report prepared by a Professional Engineer
to the satisfaction of the Chief Building Official certifying that all fill

placed below proposed building locations has adequate structural capacity
to support the proposed building. All fill placed within the allowable
Zoning By-law envelope for building construction shall be certified to a
maximum distance of 30 metres from the street line. This report shall
include the following information; lot number, depth of fill, top elevation
of fill and the area approved for building construction from the street line.

The developer shall submit a report prepared by a Professional Engineer
to the satisfaction of the Chief Building Official providing an opinion on
the presence of soil gases (Radon and Methane) in the plan in accordance
with applicable provisions contained in the Ontario Building Code.

The developer shall place the following notifications in all offers of
purchase and sale for all lots and/or dwelling units and agrees that these
same notifications shall be placed in the agreement to be registered on
title:

“Purchasers and/or tenants of all lots or units are advised that
sump pumps will be required for every lot unless a gravity
outlet for the foundation drain can be provided on the lot in
accordance with a certified design by a Professional Engineer.”

“Purchasers and/or tenants of all lots or units are advised that
if any fee has been paid by the purchaser to the Developer for
the planting of trees on City boulevards in front of residential
units does not obligate the City or guarantee that a tree will be
planted on the boulevard in front or on the side of a particular
residential dwelling. The City shall not provide regular
maintenance for trees planted on private property save and
except any maintenance conducted pursuant to section 62 of
the Municipal Act, 2001, c.25, as amended, and purchasers of
all lots or units shall be obligated to maintain any tree on
private property in accordance with and pursuant to the City of
Guelph’s Property Standards By-law (2000)-16454, as
amended.”

“Purchasers and/or tenants of all lots or units, are advised prior
to the completion of home sales, of the time frame during
which construction activities may occur, and the potential for
residents to be inconvenienced by construction activities such
as noise, dust, dirt, debris, drainage and construction traffic.”
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21,

22.

23.

24,

25.

26.

“Purchasers and/or tenants of all lots or units are advised that
on-street parking restrictions may apply to the street fronting
their property.”

The developer shall enter into an agreement with the City, to be
registered on title, satisfactory to the City Solicitor which includes all
requirements, financial and otherwise to the satisfaction of the City of
Guelph.

The developer shall implement/incorporate any noise and/or vibration
attenuation measures recommended in a Noise and Vibration Study by a
qualified Professional Engineer, approved by the General Manager/City
Engineer for each dwelling unit to be constructed.

The Owner agrees to provide a safety setback of habitable buildings from
the railway right-of-way at a minimum of 30 metres in conjunction with a
safety berm, to the satisfaction of Metrolinx or any future successor.

The following clause shall be inserted in all development agreements,
offers to purchase, and agreements of Purchase and Sale or Lease of
each dwelling unit within 300m of the railway right-of-way:

“Warning: Metrolinx or its assigns or successors in interest has or have a
right-of-way within 300 metres from the land the subject hereof. There
may be alterations to or expansions of the railway facilities on such right-
of-way in the future including the possibility that the railway or its
assigns or successors as aforesaid may expand its operations, which
expansion may affect the living environment of the residents in the
vicinity, notwithstanding the inclusion of any noise and vibration
attenuating measures in the design of the development and individual
dwelling(s). Metrolinx will not be responsible for any complaints or
claims arising from use of such facilities and/or operations on, over or
under the aforesaid right-of-way.”

Any proposed alterations to the existing drainage pattern affecting
Metrolinx Railway property must receive prior concurrence from the
Railway and be substantiated by a drainage report to the satisfaction of
the Railway.

The Owner shall through restrictive covenants to be registered on title
and all agreements of purchase and sale or lease provide notice to the
public that the safety berm, fencing and vibration isolation measures
implemented are not to be tampered with or altered and further that the
Owner shall have sole responsibility for and shall maintain these
measures to the satisfaction of Metrolinx.
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27.

28.

29.

30.

31.

32.

33.

34.

The Owner shall enter into an Agreement with Metrolinx stipulating how
Metrolinx's concerns will be resolved and will pay Metrolinx's reasonable
costs in preparing and negotiating the agreement.

The Owner shall be required to grant Metrolinx an environmental
easement for operational noise and vibration emissions, registered
against the subject property in favour of Metrolinx.

The Owner shall install and maintain a chain link fence with a minimum
height of 1.83 metres along the mutual property line with Metrolinx rail
line.

Prior to any site plan approval, site alteration and/or tree removal, the
Developer shall prepare an updated Tree Inventory & Preservation Plan
as well as a Landscaping, Compensation and Replacement Plan,
satisfactory to the General Manager of Planning, Urban Design and
Building Services prior to any site alteration, tree removal or construction
on the site.

Prior to any site plan approval, site alteration and/or tree removal, The
Developer shall prepare detailed Landscaping, Compensation and
Replacement Plan, prepared by an OALA that includes provision of street
trees and landscaping of amenity space/ common elements of the
condominium satisfactory to the General Manager of Planning, Urban
Design and Building Services.

Prior to any site plan approval, site alteration and/or tree removal, the
Developer shall provide a qualified Environmental Inspector, satisfactory
to the General Manager of Planning, Urban Design and Building Services
and the City Engineer, to inspect the site during all phases of
development and construction including grading, servicing, and building
construction. The environmental inspector shall monitor and inspect the
erosion and sediment control and tree protection measures and
procedures on a weekly or more frequent basis and report on their
findings to the City on a monthly basis.

Prior to any site plan approval, site alteration and/or tree removal, the
Developer shall complete and provide a security to the City to ensure the
proper and timely completion of all landscaping in accordance with the
approved Landscaping Plan(s). The amount of the securities required is
determined from a detailed cost estimate for the sited works, listing
items, quantities, unit costs and total costs. The cost estimate is to be
prepared by the consultant and to the satisfaction of the General
Manager of Planning, Urban Design and Building Services.

The developer shall provide the City with a 3 metre road widening across

the Stevenson Street frontage. The road widening shall be conveyed clear
of encumbrance to the satisfaction of the City Solicitor.
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35.

36.

37.

38.

39.

40.

41.

42.

43.

44,

Fire Access Routes that are required to be constructed under the Ontario
Building Code, the Ontario Fire Code or are required by Municipal Bylaw
are specifically provided to facilitate access for firefighting operations and
shall not be obstructed by gates, fences, building materials, vehicles or
any other form of obstruction. The construction of a gate or fence within
a fire route is not permitted and is a direct contravention of Division B,
sentence 2.5.1.2 (1) of the Ontario Fire Code as amended.

That prior to site plan approval and prior to any construction or grading
on the lands, the owner shall enter into a Site Plan Control Agreement
with the City, registered on title, satisfactory to the City Solicitor and the
General Manager/City Engineer, covering the recommendations noted
above and to develop the site in accordance with the approved plans.

The Developer agrees in the Condominium Agreement to advise the
future Condominium Corporation that adequate sidewalks, lighting and
snow removal must be provided to allow children to walk safely to school
or a congregated bus stop.

The Developer agrees in the Condominium Agreement to advise the
future Condominium Corporation that “This development has private road
access, Service de transport de Wellington-Dufferin  Student
Transportation Services does not run school buses on private roadways
and therefore potential busing students will be required to meet the bus
at a congregated bus pick-up point.”

Hydro supply for condominium units 1 through 7 will be supplied from
Stevenson Street North. The hydro services for these units should be
underground except for a pad-mounted transformer.

A minimum distance of 3.0 metres must be maintained between any
dwelling units and pad-mounted transformers.

A minimum distance of 1.5 metres must be maintained between any
driveways/entrances and distribution poles or pad-mounted transformers.
Any relocations required would be done at the owner’s expense.

A 4.2 metre by 4.2 metre area will be required for a low-profile, pad-
mounted transformer on the common elements portion of the
development.

An easement will be required on the common elements portion of the
development for Guelph Hydro Electric System Inc. primary distribution
equipment, secondary distribution and pad-mounted transformer.

The provision of street lighting internal to the private development will be

the responsibility of the developer. A separate service may be required
for any common element power requirements.
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45,

46.

47.

Hydro meter locations are subject to Guelph Hydro standards and
requirements.

The Developer shall satisfy all requirements and conditions of Canada
Post including but not limited to: advisories and suitable mailbox
locations. The Developer shall ensure that the eventual unit/homeowner
is advised in writing by the developer / subdivider / builder that Canada
Post has selected the municipal easement to their lot for a Community
Mail Box installation and the developer shall be responsible for the
installation of concrete pads in accordance with the requirements of
Canada Post, in locations to be approved by Canada Post to facilitate the
placement of Community Mail Boxes.

The Developer shall enter into a Condominium Agreement with the City,
to be registered on title, to the satisfaction of the City Solicitor and
General Manager/City Engineer which includes all requirements, financial
and otherwise as noted to the satisfaction of the City of Guelph.

Conditions to be met prior to registration:

48.

49,

50.

51.

Prior to condominium registration, the developer shall obtain approval of
the General Manager/City Engineer with respect to the availability of
adequate water supply and sewage treatment capacity.

Prior to condominium registration, the developer shall provide the City
with a drainage certificate from an Ontario Land Surveyor or a
Professional Engineer certifying that the fine grading and
sodding/vegetation of the site is complete and that the elevation of the
building foundation(s) and the grading of the site is in conformity with
the approved grading and drainage plan. Any variance from the
approved plans has received the prior approval of the City Engineer.
Furthermore, the City may not issue a release of this condition for the
site or any phase of the site during the months of December, January,
February and March.

Prior to the condominium registration, the developer shall have the
Professional Engineer who designed the storm water management system
certify to the City that he/she supervised the construction of the storm
water management system, and that the storm water management
system was approved by the City and that it is functioning properly.

Prior to condominium registration, the developer shall provide the City
with a certificate from a Professional Engineer certifying that the sanitary
sewers, building drains, building sewers, building storm drains, building
storm sewers, watermains, water distribution system, hydrants,
catchbasins, roadways, driveways, parking areas and sidewalks that are
to become part of the common facilities and areas, are in good repair,
free from defects and functioning properly.

Page 22 of 69



52.

53.

54.

55.

56.

Prior to condominium registration, the developer shall have a Professional
Engineer and/or Ontario Land Surveyor identify all the sanitary sewers,
building drains, building sewers, building storm drains, storm sewers,
stormwater management system, watermains and water distribution
system serving the site and also identify the locations where easements
are required.

Prior to condominium registration, an independent lawyer shall certify
that the proposed condominium has easements for all the sanitary
sewers, building drains, building sewers, building storm drains, storm
sewers, stormwater management system, watermains and water
distribution system serving the condominium, which are located on
private lands other than the lands being registered

Prior to condominium registration, the Developer shall pay to the City the
total cost of reproduction and distribution of the Guelph Residents
Environmental Handbook, to all future residents with such payment
based on a cost of one handbook per residential dwelling unit as
determined by the City, prior to draft plan approval for any residential
development.

The Owner shall be responsible for the payment of cash-in-lieu of
parkland dedication for all lands of the Draft Plan of Condominium in the
amount of 5% of land value to the satisfaction of the Deputy CAO of
Public Services pursuant to s. 51.1 of the Planning Act prior to the
registration of the subdivision.

a. Prior to registration of the condominium, the Owner shall provide to
the Deputy CAO of Public Services a satisfactory appraisal report
prepared for The Corporation of the City of Guelph for the purposes of
calculating the payment of cash-in-lieu of parkland dedication pursuant
to s.51.1 of the Planning Act. For the purposes of determining the
amount of payment, the value of the land shall be determined as the
day before the approval of Draft Plan. The appraisal report shall be
prepared by a qualified appraiser who is a member in good standing of
the Appraisal Institute of Canada, and shall be subject to the review
and approval of the Deputy CAO of Public Services. Notwithstanding
the foregoing, if the appraisal provided by the applicant is not
satisfactory to the Deputy CAO of Public Services, acting reasonably,
the City reserves the right to obtain an independent appraisal for the
purposes of calculating the payment of cash-in-lieu of parkland
dedication.

Prior to condominium registration, the owner shall provide any required

easements within the condominium as common elements of the
condominium.
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Conditions to be met prior to the issuance of a building permit

57.

58.

59.
60.

61.

The Developer shall ensure that all buildings and structures shown in the
Declaration and Description as being included in the common elements
shall be constructed prior to final approval and registration of the Plan of
Condominium.

The Condominium Declaration shall contain appropriate provisions setting
out responsibility for maintaining, repairing and replacing services which
serve:

a. More than one unit, whether or not those services are within the
common elements or within a unit;

b. An owner’s unit only, that are located within the owner’s unit or
another unit; and

c. The owner’s unit only, that are located within the common elements.
The Developer shall pay any outstanding debts owed to the City.

The Developer shall pay Development Charges to the City in accordance
with By-law Number (2014) - 19692, as amended from time to time, or
any successor thereof and in accordance with the Education Development
Charges By-laws of the Upper Grand District School Board (Wellington
County) and the Wellington Catholic District School Board as amended
from time to time, or any successor by-laws thereto, prior to the issuance
of any building permits, at the rate in effect at the time of issuance of a
building permit.

The Developer shall provide the City with written confirmation from the
Engineering Department of Guelph Hydro Electric Systems Inc. that the
vacant land condominium hydro servicing has been completed to the
satisfaction of Guelph Hydro.

NOTES: That this Draft Plan Approval shall lapse at the expiration of 3

years from the date of issuance of Draft Plan approval.
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ATT-3
Official Plan Land Use Designations and Policies
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ATT-3 (continued)
Official Plan Land Use Designations and Policies

'General Residential' Land Use Designation

7.2.31 The predominant use of land in areas designated, as 'General
Residential' on Schedule 1 shall be residential. All forms of residential
development shall be permitted in conformity with the policies of this
designation. The general character of development will be low-rise housing
forms. Multiple unit residential buildings will be permitted without
amendment to this Plan, subject to the satisfaction of specific development
criteria as noted by the provisions of policy 7.2.7. Residential care facilities,
lodging houses, coach houses and garden suites will be permitted, subject to
the development criteria as outlined in the earlier text of this subsection.

7.2.32 Within the 'General Residential' designation, the net density of
development shall not exceed 100 units per hectare (40 units/acre).

1. In spite of the density provisions of policy 7.2.32 the net density of
development on lands known municipally as 40 Northumberland Street, shall
not exceed 152.5 units per hectare (62 units per acre).

7.2.33 The physical character of existing established low density
residential neighbourhoods will be respected wherever possible.

7.2.34 Residential lot infill, comprising the creation of new low density
residential lots within the older established areas of the City will be
encouraged, provided that the proposed development is compatible with the
surrounding residential environment. To assess compatibility, the City will
give consideration to the existing predominant zoning of the particular area
as well as the general design parametres outlined in subsection 3.6 of this
Plan. More specifically, residential lot infill shall be compatible with adjacent
residential environments with respect to the following:

a) The form and scale of existing residential development;
b) Existing building design and height;
C) Setbacks;

d) Landscaping and amenity areas;

e) Vehicular access, circulation and parking; and

f) Heritage considerations.

7.2.35 Apartment or townhouse infill proposals shall be subject to the

development criteria contained in policy 7.2.7
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ATT-4

Official Plan Amendment #48 Land Use Designations and Policies
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ATT-4 (continued)
Official Plan Amendment #48 Land Use Designations and Policies

9.3.2 Low Density Residential

This designation applies to residential areas within the built-up area of the City
which are currently predominantly low-density in character. The predominant land
use in this designation shall be residential.

Permitted Uses

1. The following uses may be permitted subject to the applicable provisions of this
Plan:
i) detached, semi-detached and duplex dwellings; and
i) multiple unit residential buildings, such as townhouses and apartments.

Height and Density

The built-up area is intended to provide for development that is compatible with
existing neighbourhoods while also accommodating appropriate intensification to
meet the overall intensification target for the built-up area as set out in Chapter 3.

The following height and density policies apply within this designation:

2. The maximum height shall be three (3) storeys.

3. The maximum net density is 35 units per hectare and not less than a minimum
net density of 15 units per hectare.

4. Notwithstanding policies 9.3.2.2 and 9.3.2.3, increased height and density may
be permitted for development proposals on arterial and collector roads without
an amendment to this Plan up to a maximum height of six (6) storeys and a
maximum net density of 100 units per hectare in accordance with the Height
and Density Bonus policies of this Plan.
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ATT-5
Existing Zoning
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ATT-5 (continued)
Existing Zoning and Details

5.1 RESIDENTIAL SINGLE DETACHED (R.1) ZONES

5.1.1 PERMITTED USES
The following are permitted Uses within the R.1A, R.1B, R.1C, and R.1D
Zones:

Single Detached Dwelling

Accessory Apartment in accordance with Section 4.15.1

Bed and Breakfast establishment in accordance with Section 4.27
Day Care Centre in accordance with Section 4.26

Group Home in accordance with Section 4.25

Home Occupation in accordance with Section 4.19

Lodging House Type 1 in accordance with Section 4.25

5.1.2 REGULATIONS
Within the Residential 1 (R.1) Zones, no land shall be Used and no
Building or Structure shall be erected or Used except in conformity
with the applicable regulations contained in Section 4 - General
Provisions, the regulations listed in Table 5.1.2, and the following:

5.1.2.1 Despite Row 7 of Table 5.1.2, where a Garage, Carport or Parking
Space is not provided in accordance with Section 4.13.2.1, one Side
Yard shall have a minimum dimension of 3 metres.

5.1.2.2 Despite any required Side Yard on a residential Lot, Carports shall
be permitted provided that no part of such Carport is located closer
than 0.6 metres to any Side Lot Line.

5.1.2.3 In the event that there is a transformer easement on a particular Lot,
portions of the Single Detached Dwelling may be required to be
Setback further than specified in Row 6 of Table 5.1.2 in order that a
minimum separation of 4.5 metres may be maintained between the
transformer easement and any part of the dwelling.

5.1.2.4 Despite Rows 6 and 8 of Table 5.1.2, Buildings or Structures
located on Through Lots shall have a Setback the same as the
nearest adjacent Main Building and in accordance with Section
4.24,

5.1.2.5 Despite Row 4 of Table 5.1.2, the minimum Lot Frontage for a
Corner Lot in a R.1D Zone shall be 12 metres.

5.1.2.6 Despite Row 4 of Table 5.1.2, the Lots located within Defined Area
Map Number 66 of Schedule "A" of this By-law shall have a
minimum Lot Frontage of the average Lot Frontage established
by the existing Lots within the same City Block Face, but in no
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5.1.2.7

5.1.2.8

5.1.2.9
5.1.2.10

5.1.2.11

i)

case less than 9 metres. Nothing in this section shall require the
minimum Lot Frontage to be greater than the minimum Lot
Frontage established in Table 5.1.2. Where the average Lot
Frontage of the existing Lots on the Block Face cannot be
determined, the minimum Lot Frontage shall be as indicated in
Table 5.1.2.

Despite Row 6 of Table 5.1.2, the minimum Front or Exterior
Side Yard for dwellings located within Defined Area Map Number
66 of Schedule "A" of this By-law, shall be:

The minimum Front Yard or Exterior Side Yard shall be 6 metres
or the average of the Setbacks of the adjacent properties. Where
the off-street Parking Space is located within a Garage or
Carport, the Setback for the Garage or Carport shall be a
minimum of 6 metres from the Street Line.

In accordance with Section 4.6 and 5.1.2.3; and

In accordance with the Ontario Building Code, as amended from
time to time or any successor thereof, regulations for above ground
electrical conductor clearances to Buildings.

Where a road widening is required in accordance with Section 4.24,
the calculation of the required Front or Exterior Side Yard shall
be as set out in Section 5.1.2.7, provided that the required Front
or Exterior Side Yard is not less than the new Street Line
established by the required road widening.

Despite Row 7 of Table 5.1.2, properties Zoned R.1B or R.1C with
Buildings over 2 Storeys located within Defined Area Map
Number

66 of Schedule "A" of this By-law shall have a minimum Side
Yard requirement of 1.5 metres.

Deleted.

Despite Row 7 of Table 5.1.2 in the R.1A Zone, where a Building
has a one Storey portion and a 1.5 to 2 Storey portion, the
required Side Yard shall be 1.5m from the Side Lot Line to the
foundation wall of the 1 Storey portion and 2.4m from the Side
Lot Line to the wall of the 1.5 to 2 Storey portion.

Where Lots have less than 12 metres of Frontage, the Garage is
limited to a maximum of 55% of the Lot width (as measured at the
Front Yard Setback).
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EXCERPT FROM TABLE 5.1.2 - REGULATIONS GOVERNING R.1 ZONES

1 Residential Type Single Detached Dwellings
2 Zone R.1B
3 | Minimum Lot Area 460 m?
4 Minimum Lot Frontage 15 metres and in accordance with Section 5.1.2.6.
5 Maximum Building Height | 3 Storeys and in accordance with Section 4.18.
6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24,
5.1.2.3,5.1.2.4 and 5.1.2.7.
6a | Minimum Exterior Side 4.5 metres and in accordance with Sections 4.6, 4.24,
Yard 4.28,5.1.2.3,5.1.2.4 and 5.1.2.7.
7 Minimum Side Yard
1 to 2 Storeys 1.5 metres
Over 2 Storeys 2.4 metres
and in accordance with Sections 5.1.2.8, 5.1.2.1 and
5.1.2.2.
8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is less and
in accordance with Section 5.1.2.4.
9 Accessory Buildings or In accordance with Section 4.5
Structures
10 | Fences In accordance with Section 4.20.
11 | Off-Street Parking In accordance with Section 4.13.
12 | Minimum Landscaped The Front Yard on any Lot, excepting the Driveway
Open Space (Residential) shall be landscaped and no parking shall be
permitted within this Landscaped Open Space. Despite the
definition of Landscaped Open Space, a minimum area of
0.5 metres between the Driveway (Residential) and
nearest Lot Line must be maintained as landscaped space
in the form of grass, flowers, trees, shrubbery, natural
vegetation and indigenous species.
13 | Garbage, Refuse and | In accordance with Section 4.9.
Storage
14 | Garages For those Lots located within the boundaries indicated on

Defined Area Map Number 66, attached Garages shall not
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project beyond the main front wall of the Building. Where
a roofed porch is provided, the Garage may be located
ahead of the front wall of the dwelling (enclosing Habitable
Floor Space on the first floor) equal to the projection of the
porch to a maximum of 2 metres.
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ATT-6
Proposed Zoning and Details
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ATT-6 (continued)

Proposed Zoning and Details

Proposed Zoning: Specialized Residential Single Detached (R.1D - ?)

The regulations governing R.1 Zones in Section 5.1 as noted in ATT-5 above, with
the following regulations and exception:

EXCERPT FROM TABLE 5.1.2 - REGULATIONS GOVERNING R.1 ZONES

1 Residential Type Single Detached Dwellings
2 Zone R.1D
3 | Minimum Lot Area 275 m?
4 Minimum Lot Frontage 9 metres and in accordance with Section 5.1.2.5 and
5.1.2.6.
5 Maximum Building Height | 3 Storeys and in accordance with Section 4.18.
6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24,
5.1.2.3,5.1.2.4 and 5.1.2.7.
6a | Minimum Exterior Side 4.5 metres and in accordance with Sections 4.6, 4.24,
Yard 4.28,5.1.2.3,5.1.2.4 and 5.1.2.7.
7 Minimum Side Yard
1 to 2 Storeys 0.6 metres
Over 2 Storeys and in accordance with Sections 5.1.2.1 and 5.1.2.2.
8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is less and
in accordance with Section 5.1.2.4.
9 Accessory Buildings or In accordance with Section 4.5
Structures
10 | Fences In accordance with Section 4.20.
11 | Off-Street Parking In accordance with Section 4.13.
12 | Minimum Landscaped The Front Yard on any Lot, excepting the Driveway

Open Space

(Residential) shall be landscaped and no parking shall be
permitted within this Landscaped Open Space. Despite the
definition of Landscaped Open Space, a minimum area of
0.5 metres between the Driveway (Residential) and
nearest Lot Line must be maintained as landscaped space
in the form of grass, flowers, trees, shrubbery, natural
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vegetation and indigenous species.

13 | Garbage, Refuse and | In accordance with Section 4.9.
Storage
14 | Garages For those Lots located within the boundaries indicated on

Defined Area Map Number 66, attached Garages shall not
project beyond the main front wall of the Building. Where
a roofed porch is provided, the Garage may be located
ahead of the front wall of the dwelling (enclosing Habitable
Floor Space on the first floor) equal to the projection of the

porch to a maximum of 2 metres.

Proposed Specialized Regulations:
Fences
That despite Table 5.1.2, Row 10 and Section 4.20 of the Zoning By-law, fences
shall not be located in the side yard between dwelling units.

Definition of a Lot

For the purposes of this Zone, a condominium unit shall be considered a Lot as

defined by this Zoning By-law.
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ATT-
Proposed Development Concept and Building Elevations
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ATT-7 (continued)

Proposed Front Elevation of Condominium Units
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ATT-7 (continued)

Proposed Dwelling Type facing Stevenson St North
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ATT-8

Proposed Draft Plan of Vacant Land Condominium
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ATT-9
Planning Analysis

2014 Provincial Policy Statement

The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of
provincial interest related to land use planning and development. Key objectives of
the PPS include: building strong communities; wise use and management of
resources; and protecting public health and safety. The PPS promotes efficient land
use and development patterns that support strong, liveable and healthy
communities, protect the environment and public health and safety, and facilitate
economic growth. Planning decisions are required to be consistent with the 2014
PPS.

The 2014 Provincial Policy Statement (PPS) refers to focusing growth within
settlement areas with densities and a mix of land uses which efficiently use land
and resources. In addition, the PPS indicates that Planning authorities shall identify
and promote opportunities for intensification and redevelopment where this can be
accommodated, taking into account existing building stock or areas and the
availability of suitable existing or planned infrastructure and public service facilities
required to accommodate projected needs. The proposed development is within the
City’s settlement area and will allow efficient use of existing infrastructure by
increasing the residential density by redeveloping three large single detached lots
into a total of 11 single detached dwellings (two existing, two new lots and seven in
a plan of condominium.

In summary, the proposed development is in compliance with the PPS.

Provincial Growth Plan for the Greater Golden Horseshoe (Places to Grow)
The Growth Plan for the Greater Golden Horseshoe (2017) provides a framework for

managing growth in the Greater Golden Horseshoe, including:

o directing growth to built-up area where capacity exists to best accommodate
population and employment growth; and
o promoting transit supportive densities and a healthy mix of residential and

employment uses.
The Growth Plan also encourages the development of compact, vibrant and
complete communities with a mix of land uses and a range and mix of employment
and housing types.

The Growth Plan provides an overall target for intensification. The original Growth
Plan from 2006 included that by the year 2015, a minimum of 40% of all residential
growth would occur within the built-up area. Recently revised, the 2017 Growth
Plan has increased the required amount of intensification to occur in built up areas
to 50% of all development from the time of the next municipal comprehensive
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review until 2031, and then from 2031 onwards, a minimum of 60% of all
development must occur in the built-up area.

This development is within the built-up area of the City and contributes to our
overall intensification of the built up area, as it currently contains three single-
detached dwellings at a density of 4 units per hectare and is proposed to be
redeveloped as 11 units at a density of approximately 16 units per hectare. This
added density along Stevenson Street North also supports transit and adds to the
efficient use of existing infrastructure and services.

Official Plan Conformity

The proposed development meets several of the major goals and objectives of the
Official Plan. This includes efficiently utilizing the land base and establishing
complementary and compatible land uses that are well integrated with adjacent
lands.

Other major goals and objectives of the Official Plan satisfied by the proposed
development include:
* directing development to an area where municipal services and related

infrastructure are most readily or can be made available;
* assists in promoting a compact development pattern to avoid urban sprawl;

* ensuring development is sympathetic and compatible with the built form of
existing land uses;

* assists in accommodating projected growth within the settlement area
boundary;

* provides for additional residential land uses;
* assists in providing for an adequate supply and range of housing types; and
* supports transit, walking and cycling for everyday activities.

The applicant is proposing single detached dwellings on the portion of the property
designhated as “General Residential”. The predominant use of land in areas
designated, as "“General Residential” is residential. All forms of residential
development are permitted in conformity with the policies of this designation. The
general character of development will be low-rise housing forms. The surrounding
neighbourhood consists almost entirely of single-detached housing in a wide range
of lot sizes.

The net density of development is not to exceed 100 units per hectare within the
“General Residential” land use designation. The proposed density is approximately
16 units per hectare, while the current density is approximately 4 units per hectare.
The density calculation for this site includes the lands on the southerly side of the
site that buffer the development from the adjacent railway and cannot be built
upon.

Page 42 of 69



The proposed development will create single detached dwellings on small lots
compatible with the surrounding single detached dwellings which exist on a variety
of lot sizes and configurations. The proposed lot sizes provide for a more intensive
and efficient use of land in a built up area of the City. The development will utilize
existing services available on Stevenson Street North and William Street.

Official Plan Amendment 48

Official Plan Amendment #48 (OPA 48), a comprehensive update to the City’s
Official Plan, designates the subject property as "“Low Density Residential. A
Decision and Order from the Ontario Municipal Board on October 5, 2017 has
brought OPA 48 into full force and effect. Although the applications which were
received prior to OPA 48 coming into full force and effect are being processed under
the 2001 Official Plan, Staff must have regard to the policies and designations of
OPA 48. The land use designations and related policies contained in OPA 48 are
included in ATT-4.

The Low Density Residential designation applies to residential areas within the built-
up area of the City which are currently predominantly low-density in character. The
predominant land use in this designation is residential and includes single and semi-
detached dwellings. The maximum height is limited to three (3) storeys in this
designation and the maximum net density is 35 units per hectare and not less than
a minimum net density of 15 units per hectare. The proposed development is
consistent with the “Low Density Residential” designation as it proposes two storey
high single detached dwellings with a density of 16 units per hectare.

The proposed draft plan of vacant land condominium will create single detached
dwellings on small lots (technically condominium units) compatible with the
surrounding single detached dwellings which exist on a variety of lot sizes and
configurations. The proposed unit sizes provide for a more intensive and efficient
use of land in a built up area of the City. The condominium development will utilize
existing services available on Stevenson Street North.

Draft Plan of Vacant Land Condominium Approval

Registration of a Draft Plan of Vacant Land Condominium is required to establish
condominium ownership of the 7 single detached lots fronting onto the private
road, as per the plan shown in Attachment 7. Vacant land condominiums include
units and common elements. The common elements would include the internal
private roadway, the stormwater management area, visitor parking, the berm that
acts as a railway buffer and the snow storage area. These common elements will be
owned and maintained by a condominium corporation and a reserve fund will be
required to cover the ongoing maintenance and operation of the common elements.

The “unit” is the parcel of land on which the single detached dwelling would be
constructed. When a vacant land condominium is registered, each unit may be sold
to a future homeowner, either before or after the dwelling has been constructed on
the unit. The building or structures on the vacant land are not part of the
condominium.
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Review of Proposed Zoning

The requested Specialized R.1D-? Zone is appropriate to implement the proposed
development for the subject property. This will allow for single detached lots to be
developed on the subject property through both severances and a Draft Plan of
Condominium, with minimum lot frontages of 9 metres.

The specialized R.1D zoning regulations requested are minor in nature and
considered appropriate to address specific site design issues associated with this
site and the development of single detached dwellings on a private condominium
road.

The applicant has requested a specialized regulation prohibiting fencing in the
interior side yards between units, to ensure there is adequate space for residents to
access the rear yard amenity areas.

Further staff review identified one other specialized regulation requirements as
follows: That for the purposes of this zone, a condominium unit shall be considered
to be a Lot as defined by this Zoning By-law. This regulation will clarify appropriate
yards and setbacks for the single detached dwellings that are proposed to be part
of the draft plan of vacant land condominium.

Urban Design/Compatibility

A concern was raised after the Public Meeting about the compatibility of the
proposed housing design with the rest of the neighbourhood. The proposed front
elevation consisted of a double car garage, with entrances to the dwelling unit on
the side of each unit (see proposed elevation in Att-5). The applicant was able to
widen the lots that front on the streets to create lots that could accommodate a
house with a double car garage and a street-facing front entrance, similar to many
R.1D lots built today. The dwelling units on the interior of the site within the vacant
land condominium are still proposed to remain as originally proposed. These units
are designed to be built as an accessory unit on the first level, behind the garage
and a main unit on the second floor and all of these units are proposed to be rental.
This type of house design is permitted in the current Zoning By-law.

Staff note that now that Official Plan Amendment #48 is in full force and effect, the
Zoning By-law will be comprehensively updated to ensure that visible, street facing
front doors will be required on all new single detached dwellings.

Trees

A concern was raised at the Public Meeting regarding tree removals along the fence
line with the adjacent neighbour to the north. The applicant completed a Tree
Inventory and Preservation Plan which identified all tree removals required for the
development as proposed and required tree compensation. Prior to any tree
removals, the applicant is required to submit an updated Tree Inventory and
Preservation Plan in line with the detailed site design through the Site Plan approval
process, together with detailed landscaping plans. Staff note it is the applicant’s
responsibility to obtain permission from the adjacent property owner for the
removal of any trees along the property line that may have shared ownership.
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Site Access

The proposed Condominium lands would have a single full movement access onto
Stevenson Street North. A retained detached dwelling at 1 Stevenson Street North
is required to move its driveway access onto the private road instead of directly
accessing Stevenson Street North to ensure street accesses are safely separated.

Municipal Services

Existing services are available within the right-of-way along Stevenson Street
North. The City’s Development Engineering Division has recommended a number of
conditions regarding how the site is serviced, graded and managed that are
included as part of the Draft Plan of Vacant Land Condominium Conditions and will
be implemented through Site Plan Approval, as well as will become conditions of
Consent for the future severances.

Demolition of a Single Detached Dwelling at 15 Stevenson Street North

The applicant will be required to submit a demolition permit application to demolish
the one (1) single detached dwelling at 15 Stevenson Street North. The single
detached dwelling is not designated but is listed as part of the Couling Inventory in
the City of Guelph’s Municipal Register of Cultural Heritage Properties. As such
when the demolition permit application is received the application will be reviewed
by Heritage Guelph and the City’s Heritage Planner prior to a decision being made.
The General Manager of Planning, Urban Design and Building Services has
delegated authority to approve this demolition permit.
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ATT-10

Circulation Comments Summary

Respondent No Objection | Conditional Issues /Concerns
or Comment | Support

Planning Subject to conditions in
Attachment 2

Engineering* ' Subject to conditions in
Attachment 2

Environmental ' Subject to conditions in

Planning* Attachment 2

Parks Planning* ' Subject to conditions in
Attachment 2

Zoning* v Subject to conditions in
Attachment 2

Canada Post* 4 Subject to conditions in
Attachment 2

Guelph Fire* vV Subject to conditions in
Attachment 2

Union Gas '

Guelph Hydro* v Subject to conditions in
Attachment 2

Upper Grand District v Subject to conditions in

School Board Attachment 2

Guelph and Wellington

Development v

Association

Donna Jennison (local Concern about proposed house

resident) design and neighbourhood
compatibility
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FILE:  16.131.001
TO: Kade Naswetter, Senior Development Planner
FROM: Mary Angelo, Supetvisor, Development Engineering
DEPARTMENT: Engineering and Capital Infrastructure Services
DATE: October 13, 2017
SUBJECT: 1 Stevenson Street, 15 Stevenson Strect and 8 William Strect
ZC1613, 23CDM16509

The applications are for a zoning by-law amendment and draft plan of condominium. The developer wants to
change the zoning on the properties from Residential Single Detached to Specialized Residential Single Detached
so that he can create 7 detached homes in a condominium, 2 detached homes fronting Stevenson Street and 1
detached home fronting William Street; all with smaller frontages and lot sizes.

Comments

Soutrce Water Protection

Soutce Watet Protection staff have reviewed the application and have no comments or requirements.
Linvironmental

Environmental staff have reviewed the developer’s submitted Phase One Environmental Site Assessment and
Reliance Letter and have no concerns ot requirements.

T'ransportation/Traffic

Transportation staff reviewed the developer’s Sightline Analysis for Stevenson Street and they agree with the
examination.

Water Pressure and Sanitary Capacity

Infrastructure staff have reviewed the plans and have indicated that our existing water system has sufficient and
adcquate supply to accommodate the development. They also indicated that water pressutes in the watermains on
Stevenson Street in vicinity of the proposed development under certain conditions such as peak hout demand at
locations with elevation at 347m height above mean sca level (AMSL) could range from 38.0psi to 42.0psi and
average day demand at locations with elevation at 341m height AMSL could range from 47.5psi to 52.5psi. Watet
pressutes in the watctmains on William Street in vicinity of proposed development under certain conditions such as
peak hour demand at locations with elevation at 337m height AMSL could range from 38.0psi to 42.0psi and
average day demand at locations with elevation at 337m height AMSL could range from 47.5psi to 52.5psi. They
have also indicated that thete are no capacity constraints in the Stevenson and William sanitary sewers to
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accommodate this development. The developer should also be aware that the City does not know the current
condition of underground infrastructure adjacent to the proposed development.

Prelimi Servicing, Grading, Drainage, Stormwater Management

Engineering Technical staff have reviewed the Servicing Plan, Grading Plan and the Stormwater Management
Report. We have gone through a few iterations of the plans with the developet’s Engineer. Our remaining
preliminary comments (please see attached marked-up plans) are such items as: maximum allowable driveway grade
is 5%, we will need to see additional proposed elevations along the southerly property line and we will need to
control the proposed drainage from ‘Severance 3’ to 6 William. We can resolve these details during detailed plan

review for the condominium or site plan or severance.

For the condominium, the 5-year design storm will outlet to the Stevenson Street storm sewer and the major
storms will flow ovetland to Stevenson Street. Peak flow for the 5-year will be attenuated to predevelopment rate
on site using underground storage and parking lot ponding. A Stormceptor has been proposed to treat the
stormwater downstteam of the underground storage.

The drainage for the future severance lots appears to be split with the rear portions draining to the condominium
lands. As such, before the Jands are severed, there will need to be an agreement to deal with the drainage that is
proposed to flow from the retained/severed lands to the condominium lands.

There appeats to be no basements proposed for the seven condominium units but it is unclear if the other three
units will have basements or not. The developer’s Stormwater Management Report speaks to there being high
groundwater elevations for the site. As such, the developer will nced to confirm to the satisfaction of the General
Manager/City Engineer that the basements will have a 0.5 metre separation from the seasonal high groundwater
elevation.

Recommendations
We support approval of the zone change.

We provide the following conditions of approval for the draft plan of condominium. These will also be
requirements of site plan approval and/or severance:

1. The developer shall provide the City with easements for the existing sewer mains that cross the site. The
easements dimensions must be to the satisfaction of the City and the easements must be created and
registered at no cost to the City. All easements shall be transferred clear of encumbrance to the satisfaction
of the City Solicitor.

2. The devcloper shall provide the City with a 3 metre road widening across the Stevenson Street frontage.
The road widening shall be conveyed clear of encumbrance to the satisfaction of the City Solicitor.
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3. The developer shall apply to the City for site plan approval for the condominium lands in accordance with
Section 41 of The Planning Act. This application shall include submitting detailed plans indicating such
items as proposed setvicing, grading and drainage, erosion and sediment control, access, parking and traffic
circulation to the satisfaction of the General Manager/City Engineer. Such plans shall be certified by a
Professional Engineer. All applications for a building permit shall be accompanied by a plan that shows that
the proposed building, grading and drainage is in conformance with the approved overall drainage and

grading plan.

4. The developer shall submit detailed engineering plans for the severance lots indicating such items as
proposed servicing, grading and drainage, erosion and sediment control and access to the satisfaction of the
General Manager/ City Engineer. Such plans shall be certified by a Professional Engineer. All applications
for a building permit shall be accompanied by a plot plan that shows that the proposed building, grading
and drainage is in conformance with the approved overall drainage and grading plan.

5. The developer shall submit a stormwater management report to the satisfaction of the General
Manager/City Engineer. Such report is to be certified by a Professional Engineer and is to be prepared in
accordance with the City’s Guidelines and the latest edition of the Ministty of the Environment’s
Stormwater Management Practices Planning and Design Manual.

6. The developer shall submit a geotechnical report, certified by a Professional Engineer, to the satisfaction of
the General Manager/City Engineer which describes the potential impacts of groundwater and provides
recommendations for pavement design and pipe bedding.

7. Prior to any construction or grading on the lands, the developer shall construct, install and maintain erosion
and sediment control facilitics, satisfactory to the General Manager/City Engineer, in accordance with a
plan that has been submitted to and approved by the General Manager/City Engineer. Furthermore, the
developer shall provide a qualiﬁed environmental inspector, satisfactory to the General Manager/City
Engineer, to inspect the site during all phases of development and construction including grading, servicing
and building construction. The environmental inspector shall monitor and inspect the crosion and sediment
conttol measures and procedures on a weekly or more frequent basis if required. The environmental
inspector shall report on his or her findings to the City on a monthly ot more frequent basis.

8. The developer shall obtain a site alteration permit in accordance with City By-law (2007)-18420 to the

satisfaction of the General Manager/City Engineer if grading or earthworks is to occur prior to site plan
approval or pror to severance.

9. The developer shall stabilize all disturbed soil within 90 days of being disturbed, control all noxious weeds
and keep ground cover to a maximum height of 150 mm (6 inches).

10. The developer shall service, grade, develop and maintain the site in accordance with the plans that have
been approved by the City. The developer shall have the Professional Engineer who designed the servicing
certify to the City that they supervised the construction of the servicing and that the as-built servicing is
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functioning properly as designed. The developer shall have the Professional Engineer who designed the site
grading and drainage submit an as-built grading and drainage plan to the City.

11. The developer acknowledges that the City docs not allow retaining walls higher than 1metre abutting
existing residential propertics without the permission of the General Manager/City Engineer.

12. The developer shall make satisfactory arrangements with Guelph Hydto and phone and cable providers for
the servicing of the lands as well as provisions for any easements and/or rights-of-way for their plant.

13. The developer shall be responsible for the cost of design, development and implementation (including
planting) of a Street Tree Planting Plan in accordance with City specifications. The developer shall provide
the City with cash ot letter of credit to cover the City approved estimate for the cost of development of the
street tree plan to the satisfaction of the City. The developer shall warranty the trees for two winters.
Replacement trees are to be watrantied for (a) the remainder of the warranty period of the original tree ot
(b) an additional year, whichever is greater. Once the tree has been planted, the developer shall provide the
City with a certificate that certifies that the tree stock quality meets Canadian Nursery Landscape
Association standards and that the tree has been planted following the City's Part B Specifications. The
certificate must be certified by a landscape architect, certified arbourist or professional forester (who must
be a qualified member of the Ontario Professional [oresters Association). At the end of the warranty
period (after the second winter), the developer shall provide the City with a second certificate that certifies
that the tree was cared for as per the approved watering and maintenance plan on the Street Tree Planting
Plan and that the tree is free of defects and disease.

14. The developer shall ensure that any private watet supply wells, boreholes, monitoring wells and septic
systems are decommissioned in accordance with O. Reg. 903.

15. The developer shall confirm to the satisfaction of the General Manager/City Engineer that the basements
will have a .5metre separation from the seasonal high groundwater elevation.

16. The developer shall pay to the City the actual cost of construction of municipal services within the City’s
right-of-way including such items as sanitary, water and storm laterals, driveways, cutb cuts and/or curb
fills, sidewalk . Prior to approval of the plans, the devcloper shall pay to the City the estimated cost of the
construction of municipal services as determined by the General Manager/City Engineer.

17. The developer shall pay the estimated and the actual cost for decommissioning and removal of any services
as determined by the General Manager/City Engineer.

18. The developer shall construct the new buildings at such an elevation that the lowest level of the buildings
can be serviced with a gravity connection to the sanitary sewet.
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19. All electrical setvices to the site are to be underground and the devcloper shall make satisfactory
arrangements with Guelph Hydro Electric Systems Inc. for the servicing of the site as well as provisions for
any easements and/or rights-of-way for their plant.

20. The developer shall submit a report prepared by a Professional Engineer to the satisfaction of the Chief
Building Official certifying that all fill placed below proposed building locations has adequate structural
capacity to suppott the proposed building. All fill placed within the allowable Zoning By-law envelope for
building construction shall be certified to 2 maximum distance of 30 metres from the street line. This report
shall include the following information; lot number, depth of fill, top elevation of fill and the area approved
for building construction from the street line.

21. The developet shall submit a report prepared by a Professional Engincer to the satisfaction of the Chief
Building Official providing an opinion on the presence of soil gascs (Radon and Methane) in the plan in
accordance with applicable provisions contained in the Ontario Building Code.

22. The developer shall place the following notifications in all offers of purchase and sale for all lots and/or
dwelling units and agrees that these same notifications shall be placed in the agreement to be registered on
title:

“Putchasers and/or tenants of all lots ot units are advised that sump pumps will be required for
every lot unless a gravity outlet for the foundation drain can be provided on the lot in accotdance
with a certified design by a Professional Engineer.”

“Purchasers and/or tenants of all lots or units are advised that if any fee has been paid by the
purchaser to the Developer for the planting of trees on City boulevards in front of residential units
does not obligate the City or guatantee that a tree will be planted on the boulevard in front or on
the side of a patticular residential dwelling. The City shall not provide regular maintenance for trees
planted on private property save and except any maintenance conducted pursuant to section 62 of
the Municipal Act, 2001, ¢.25, as amended, and purchasers of all lots ot units shall be obligated to
maintain any tree on pivate property in accordance with and pursuant to the City of Guelph’s
Property Standards By-law (2000)-16454, as amended.”

“Purchasers and/ot tenants of all lots or units, are advised ptior to the completion of home sales, of
the time frame duting which construction activities may occut, and the potential for residents to be
inconvenienced by construction activities such as noise, dust, dirt, debrs, drainage and construction

traffic.”

“Purchasers and/or tenants of all lots or units are advised that on-street parking restrictions may
apply to the street fronting their property.”

23. The developer shall enter into an agreement with the City, to be registered on title, satisfactory to the City
Solicitor which includes all requitements, financial and otherwise to the satisfaction of the City of Guelph.
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24. Priot to condominium registration, the developer shall obtain approval of the General Manager/City
Engineer with respect to the availability of adequate water supply and sewage treatment capacity.

25. Pror to condominium registration, the developer shall provide the City with a drainage certificate from an
Ontario Land Surveyor or a Professional Engineer certifying that the fine grading and sodding/vegetation
of the site is complete and that the elevation of the building foundation(s) and the grading of the site is in
conformity with the approved grading and drainage plan. Any vatiance from the approved plans has
received the prior approval of the City Engineer. Furthermore, the City may not issue a release of this
condition for the site or any phase of the site during the months of December, January, February and
March.

26. Prior to the condominium registration, the developer shall have the Professional Engineer who designed
the storm water management system certify to the City that he/she supervised the construction of the
storm water management system, and that the storm water management system was approved by the City
and that it is functioning propetly.

27. Prior to condominium tegistration, the developer shall provide the City with a certificate from a
Professional Engineer certifying that the sanitary sewers, building drains, building sewers, building storm
drains, building storm sewers, watermains, watet distribution system, hydrants, catchbasins, roadways,
driveways, parking arcas and sidewalks that are to become part of the common facilities and ateas, are in
good repair, free from defects and functioning properly.

28. Prior to condominium registration, the developer shall have a Professional Engineer and/or Ontaro Land
Sutveyor identify all the sanitary sewers, building drains, building sewets, building storm drains, storm
sewets, stormwater management system, watermains and water distribution system serving the site and also
identify the locations whete easements arc tequircd.

29. Pdor to condominium registration, an independent lawyer shall certify that the proposed condominium has
easements for all the sanitary sewers, building drains, building sewers, building storm drains, storm sewers,
stormwater management system, watermains and water distribution system serving the condominium,
which are located on private lands other than the lands being registered.

Please do not hesitate to contact us if you have any questions.

pe Fesi
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Ma.ry'&‘&ngﬁo, P.Eng. Tetty Gaythari, P.Eng. Allister McILveen
Supervisor, Manager, Infrastructure, Manager, Transportation Setvices
Development Engincering  Development and Environmental Engineering
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DATE Ochobar 3L, 2017
TO Katie Nasswetter
FROM Toeiranmer sl Plannieg

DIVISION IDE
DEFARTHMENT [anning, Urban Cesign and Bulding Services

SUBJIECT 1% 15 Stevenson Street N and B William 5t - Proposed Zoning
By-law Amendmsnt and Draft Plan of Yacant Land of
Condominium (ZC16413 /23COM1G6509 )

Ervironmental Planming Staff bave cevewed the subrutted mazena < for the 2bove nozes
Flan~ing Act app ications, nolucing:
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o Anouds & Azsocigted Inc.. Dwp. Mg THF 1 & TR 2 "Tree [Invsrtory ond Praservation
Plaan ™ {0hdanmen 200, 204

[t 5 uncerstocd that the tpricotion is to 22mit ths Autu-e construcicn of 7 single cataches
homes withi= a cendominium, twa fetacted dwel ings fronting Stevenson Strast B (2 Lots
to be szveredd and coe new detached dwslling on vl am Strest (1 Lot ke be severzd), Lhe
existing 2 houses, L ontng Stsvenson and e cther on willizm sorest woll rermam. | he
lanss are corrently 2o-ed Besident o] Single [ietoched (3,185 and the apolicont is seeking o
rezzning to o Specclized S ngle Detached Residentzial (E.1D 7)1 zone 2 permit the orooosed
dwall ngs with srzllsr frentagss ond |97 sizes.

Corimants:

soomivaabss MAr 2 asment
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skaT note that o salt managamant plon will als? need to be presared for e conds.

I ree Invenbory and Presercation Fan { LPF
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aenerz|ly:
» | he severances on Stevenson 5T will resclbn the removal of L2 trees, & of which
rerppeeires vornipessil e B oee ccaned Tices sl Dhae Dreees
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remawvel of o Cike awnes skreet tree . all of which will require comps-saton based on
the cond tizn of The trees; and,
o | he vacznt l2nd condo resalts oo the remeval oF 4 ¢ crees, including Bre ramoval of &
Cilw orwerness sleeel Troe, 33 ol wabricch weill remquire: commperslizn basied on Ui
corchilion ancd inczlhoeing U Silw oeneed sleosl Tron
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Where treez are proposed tor -ameoval aleng property limes erd may hawve shared ownersh p,
sba™f nake that T ia the respons zility af The praparent carer te cotain aermissinn fram
adjacent praperty awners prior Fa the rencova or damadge nf Fhase rrass,

Lrise: Coopraperesdlaer: dnel eple v
Slall alse rale el e compensalen reguorceiznbs relaled Lo Lhee conede sl e ragurced
separataly from k2 severancez proposalz. Compensation tor regulated free remnovals is ko
oe providad at € 3:1 ratiec to- all remowvals inclacing the Ciky owined strezt tees. Ibis
ant cipatecd thart this will resuring

= A5 somipansation trees Sor the Stavenson S0 sevarances

v 15 commpansalion Liegs Tor Lhe William 31 severarcg,

# 06 comparsalion ees for e vacan. laned concdo

=ar & total of 125 compensation plartings that we need toc b2 incorporazed rto tha
reqpeotive developmant propasa s chroudgs tho preparatian of the lancsc2 prdg, (o anting
and replacement plans,

Ir addit on =z roze that it Fos bean recemnerdad by Foreszry stat that the compensation
aravided tor- the two street teas should incluce new tree plarkrgs rto the Doulevasds en
Stewvenann ann Willizm SF wasre space is availao e andfor anto tha frontans of Fhe nes
wivate lobs oo canrrilate R the street charackar wehare it apace in The boolevands may e
vk Thue wall aise b cwarmined Turlaer Lhireowt U preperabion ol L Tanckscapng,
cepariamg and sep acomenl plans.

Statt alsc roze that where replace-nent plartirgs are not ackizvakle cask in liev may be
cecepted at o raks oF $500 For ezch tres damage or ceskrovad.

Sirna Iy skarf nabe that the detzi eel desina for the condomininm shal:d zlao cansider
dlarilable spece opporluniles Le gccormmodale res compenselicn, slregl Lees aml
exsovialad lamdscaping b suopel anad eeharcs e Cily's wrban forest Lhirowy o Uhe s e olan
JroCEES,

Carrespeoding cond bens ara rocornmoncled bolowr, as thoy relate o caclk of the various
R0 cat ongs reouaned for thes proposal,

Conditions of Approval (Vacant Land Conde and Razening ) :

The lallow iy are recenrnanded cord Lions of d-all plan appraval Ter Lhe Yacanl Land Cando
aAnnicatinn ard the momespanding reraning applicatinn showld a =0 reflect thar thase

= rements are alan to be addreszed pror to site plan approval.

Canciniars tabe mat pror B site plan approvalfsice alteratien atdfor tres romova

L. The Bevelaper skall prepare an updatod Tres Inventory & Preaservation Plan as
well as a Landscaping, Compensation and Replacement Plan, satistactary to the
a=neral Manager of Plannirg Services pricr to any site alkeration, tree rernoval or
CERATIICTION cn The site.

20 The Dewelapser shall prapae datziled Landscaping, Compensation amnd
Replacement Plan, praparsc by an QALA hal indudes provision ol sLieel Lioes anl
driclseaping of amenily space’ commmon elemenls of ke condarririum salisfaclory Lo
ke Ganeral Manager of Plarring Servicse.

3. The Developer skall provide & gualified Envirenmaeantal Inspector, sat sfactoy to
The Gonnral Manager of Blanrg Scrdacos aned the Cisy sannesr, foomspack B i
cluraeg &Il phases of deve aomnent @nd constructiarn nshod ng qradeen, aecde ng, ane
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build ng construciion. Tha erviroamantal inzpector shall monizer and nspact the
arogion and scdiment cantrel and Broeg pretect on measures and proseduras an a
wesably or rriore Tregquenl basis and reoorl co L oshiegs Lo e Cily onoa monlidy
hasis.

The Nevelapes shall aonepzlate 200 pravide 3 secaricy to the City Eaosnsurs the aropar
arc omaly complatior of al landscaarg 1 accordanos with the approysd
Landscaping Plan{s). The amaurt of the securities required is determinzc “rom 2
derzilad crst est mate For the sitecd weorks, 1sting items, quant ties, unit eosts ann
LoLal cusis, The cusl aes=lrmols is Lo be prepered by the sonsullenl and e Lhe
sotisfection of the G2mera Manager of Flerning Sarvices.

I~

5. The Dieveloper preparz 2 Salt Management Plan for the cordomirium satisfzctary
to the City's Risk Yanagemart Official fo Snoace Watar Drotection.,

Conditions to b2 mat prior 1o registration:

G. The Develope: zhell pay Lo Lhe Sily he lolal cest of -eprodaclios ood disbrioobion of
the Guelph Residents Environmental Handbook, 1o ol future residents witk such
paymant based o0 a ost of ore hanckook por residertial dwelling unit as
aleslarrrumecd By Lhie Cilv, orer Lo orall plan apoeoval Tor any reselenbil developrms.,

Conditions of Approval {consent applications}:

S7aff otz that tae commantsconditens for the selated severanos aaplieatons may be
revisar of upslalaod through U realad Cormrmnlles of Bcasbmen. process, agsed an avse:d
intcrmnatior &t zuch time that the applizations arz brougat ~orward.

1. Thab proes Lo the ssuence of Buldbng perrals ard proe e uederbaking aclivibies
which may injure or destroy reqilared trees, the Epnicant subkmr a revised Tres
Fresarvaticr Plan [TT2R) preparac by an ardweriae and inacenrdznes with the Privars
Trez Mrobzction By law (2020 13052] for aparoval and to the sctisfaction of tha
Ceneral Manager of Flanning, Urazn Desicn and Building Services;

I

Thul proor Lo Lhe endorsalivn of daeds ord prior Lo underlaking aclividias which ray
irjure nr dastray Ciny awned hees, and whers it is dateanired thronga the
preparabon of the [IPF £t remaval o Barm of @ Qi awned Tree s redued: 3

e Life] Arboost roust prov e g wollen dualysis ol Lhe raasars Tor Lhe Dily e
ramexe &l to the satisfacrion of the Manager of Parks Operations ancd Snrastyg.

2. That prer ko undertak ng activ ties whick may rjure or desktroy regulated tees the
aprl cant eract rree protect on feasing At ore (1) mecre frem the dhpline af any
axisling ress Lo ko relaired o Lhe properly, or or acdjacenl properlies, whick ey
be impacted n accordance with Ehe approved TIRF and to satistaction af the Genercl
Mzrager ct ?lanning, Urkan Dasign and Bu ld rg Services;

4. That pror en the issuanee aof ku'ld ng pemmits arc prioe o undertaking ackivities
which may injurs o destroy requlared trees, ts gpoicant sukmer al gndacanine,
Comporsation ang Saplacomert Plar {JCRP) in accordansg wita the Pavate Troc
Frotection By-lzw (2010-19058) tc- approval to the =atistaction ot the Zenzral
Marager of Xamming, Urkae Tasiga and Bolding Services, ancd the | CRE st b
iripleramesn Led ;

b, Ihat prcr ta the issuznse of buld ng porrts anc piae o urdertaking activities
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wihich mav injure or destrey treas, tha apaicant will proside securities covering a
poilivn wf e cosl of Lhe approved Landscaping, Compensalon and Replocerment
Plar | LCRP) bazsed on £ cost 2skimatz provided by @ quaitied protzssional and ko the
satsfaztion oF the Gereral Managar of Flanning, Yrkan Besign ancd Building Semnioes,
Securilies wil be held unlil rrglermenlelion of Lhe LCF;

. That orios o tho issuance of building permits and prior to undaortaling zot vitios
wohiech s e or destroy rayulaled bress, aod wohere replacareenl alanuns ara
not achievahle on the suhject lands, the awner will provide cask e lien payment o
accordancs with tha Private Tres Protection Fey- aw D00 0- 1905810, to the satisfactian
ot the General Merager ot Flanning, Urber Jesign anc Build rg Services;

o

Thatr the asplicant cortacks tas City o inspeact tha rea arctackon fensa price tn
urde aking gclivilies whic may injurg or deslroy rayulaled Lress

A, 1hat the undertaking of actratios which may ingase or dostroy rogulatod tress ooour
p s ow ol Lhe Breadem bod sseson fapprosamalely &pel 1 Lo Jusy 3170 or mclode
appanriate mitigabor measires,

Skcuc you heve any gqaesticns with respect to the ckove please lak me know.
Kegards,

-

; -
1A

H - o

L} LB

'._.IW-II-.,._.I.I,\_".- f -‘r.'_.r,h
. (A

F

Apri Mi=, BES MCIF RPF
Frevirornmentzl F anner

Manang, Urkan Cesign anc Buildicg Sare ces
Latrastroutures, Uw-?lzuprn-tnt 5 T ' el o i R
Cily of Guslph

1 Cerden St Guelph

[ Dl9-B22-1250 = 2/148

F E19-H23 16353
F april.nixiognaph.ca
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MEMO """"‘**3*-—!3.-#"

OATE Hewworrier 30, 2015

T Katie Masswatter

FROM T ttany Brlls

DIVISION Fatks Planieirsg aead Qpon Speus Doy upngnl,
DEEARTMEMNT Fublic tervicss

SUBJECT 1 & 15 Stevensan Street Narth and B William Strest

Proposed Foning By-law Amendment [FCE1613) and
Proposed Vacant Land Condominium [(230CML6509)

Mark Mannizg & Ooen Soace Development hos reviewsd the docome-ts | sed »2lew in
sopparl ol Jhes propesed Zaning Gy -lavs Sancndimenl o e sanl La s Soncomminiuree as 1
pe-tsirs o I & 1E Stevsnson Strest MNorth ans 2 William Sceet:

Fznqirg Resort July 2016

Site Concspt Plan (August 201450

Site Servicing and Srading Plans {Aogust 20187
Trae Preservatior Manz ans Details CAugust 2014
arciibsstaral Plars JOetabar Fi0e)

Foase 1 ESA {(June 2026]

Flosiza: aarned Wikralion Teasinil by Slocdy (looy 204 8]

Mo b

Mark [ anning offers t-e follove ng commmesnks:

1715 understocd tat the lands outs de the Draft Plan of vacant Land Cordernnmm il e
=evarad torouch a Consent Application following the Zoning By law Amendmsat and Da™
Blan of vacant - and Condomimiam processos. tomral sommonts el be arovizdad Cpon a
forma consant zpplication subm ssian.

Fark Frarming by no sbeclion @ e proposad Zeoing By - g Soowendmes il Lo reegons Lhe
=ubject sice from the curent AL1B {Residertial Single Detached) Zore to o spacial zad A.10
CResivlenl al Single Delachadl) Zorwe Lo perm L acldiliong sinogle delachad deeall nags o lh
szl er fronkzges and lot sizes.

Thi porgess ol Uhe Zeairg By-law Srecndhmerh amd Deall Plan of Macan, Lang Sensdarsis am
15 b pernt Ehe nevelopmeant of ¢ resicentiz detecaed dwelliegs o the sulgeck lands (0,34
hactarss) at = net density of 158 residentizs| unizz per aectare. Theretzre, Park Flanning
werlel vesoire @ rooenrnem Farlbaned Diescdiczalioe al a0 vl o 5% porsosaed o s, 8100 of The
SENRG Ack prior o e regetretizan oF the sobd vizien

For this deve opnent the cwne - snall be responsik e for e peyment of cash in lisu of
pai ke and decical o,

An appraiza of the subjzct propsry @il be required o determine the <ash in liew amaeunt
pursusnkt to .50 .1 of the Fanong Act The aoprasa repot shall oe prepzred by 2 qoal fzd
appn it whie u o mersther e e sbaraling ol Taee Apppraisal Tnslilole of Sanadia, The
[rap=rty awrer 15 rsspanalle foo the cnst and roarrangs for the apoarasal.
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Draft Plan of Vacant Land Condominium Conditions:
Mark Plamming has e abjscton ta the Dra™ Pan of Yarant | and Cordanomioem, subjack B
e lellowing cordilions:

« |he Ownar shal o raspensible for the paymart of cash- n-hizu of parkland
ledicalion Lo by selisfeclon ol e Depuly CAD ol Fublic Sereces porsuanl Le s,
52.1 ol Lhae Pavwraing Act prce Lo lhe regislralion ol e subd visien.

= [cr to m=gistration of the vacant land cordominiurm, the Qwrer shall prov ce o the
Deputy SAT ot Pubic Servicas 3 satistactory appraisal report 2 =pared For The
Carparation of tha Oty of Guelah for che purposes of calealating e paymrent of
cast-ir=lieu of parkleaml decweelion pursuanl Loos.52.1 of Lhe Plasaring Acl. 1he
anpraisal repnt shal be prepared by & qua ified appraiser whe is 8 member in gond
sterding of the dppraisal Trstitute of Carada, 2ol shall ke aulydest oo the review zeqd
asareval of tae Deputy CAD of Pukl ¢ Soraces, Netwithstanding the forage ng, 17 tne
asoraisa| prov ced ow the applizant is not satistackory to the Depaty O of Publ c
Letuees, actladg Feasonaaly. the Ofy reseryes tas FAT o abkae 2n indenardont
duprarsal Ter e purposes of szlondbing e payreenl ol cesh-m-leo ol parklansd
dadicalion.

SUmMMmMarY:

The abowe comments rearesart Fark Flenn ng's review of the docaments end Repots
submritzed in support of the Zon no By-law Amendmen: 2nd Dra®t Plan of Wacant Land
Conclerrourn, Uasec on Lhe currenl imleomabion srovided, Perks would suppaorl Lhe
oroposed devaloprel subject Lo Lha above reguitzrenls.

Binceraly,

Tiffany Bralé, OALA C5LA
Tark Plaring:

Parks and RPesreation
Public S&ervices
—ocaticn: Ciky Hsll
TEIQ-BF3-1360 w 3371
Z fifery.bule@gaslph.ca

Fafommunlbyserscxs i Rbcrsldey_Fark Flhreoa o gu A WMWIHNGEAST CISTEICT Taning Olavw 5 Crhilc al FMan
Aranndmenbet s Sk an AT
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INTERNAL Guélph
MEMO ~L

sk o b

DATE Mowember 20, 20106
T Katis NusswiEtler
FROM #at Shashy

DIVISION SuNa'nD SErviees
DEPARTMENT Infrzstructun:, Dowclopment a+d Entompase

SUBJECT Zoning Servioes comments- 1 and 15 Stevenson Street North
{ZC1613)

Zonivmy hwrs revipened Uhe oroposed Zoning By lew armendment for the subject croperty and
ez The Mol lowsing comments

s The applicant i requesting 8 cha~ge from the gaseric B 18 zone to 3 speckalized
K.15 zone. Lha proposa is mo allcw far single detached dwellings In a condami nium
sarthg.

»  Spedalkzed requlatizns may 52 requized related 1o parking and setbacks

Sensial camimaiis:

* ZONING Woukd BE L ERAL CIMplEnce be contirmed o the fallsvwing regulations wikth
nespaet B parkiog, Spouialieod peovigdung iy by reguired,

FoALES L ADrveway [Resiienlial) inoon Bl Zene shall bawe a maximom width
of G0 o metres In an R LB Zeng

v 403708 Tho wiith of the Briveway (Residential) is mezsured parallel o the
frunt of an alloced Gardgs o in the case of 4 Lok where thars is no Garage o there
iz @ detoched Garmpe, the driveway width iz meazvred persendicular to the direczlan
riwhich che Veshicle trives ond parks on tee Driveway (Hasidential).

s The rear yard tachnical'y & the [t line furthest frer Stevensan, Ehaeratars Lol 27,
Trlz will requires an spaclalized requlation to recagiize the resuced vard as shown.

Thanks
Pzt
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Dabe: Sopeamber 9, 2015

Ralis Masswaltar

Eanior Devel:nirer; Blas

Irfrastructure, Ceveloament and Enlerprise
Cry CESuelak

1 Canden Smeat

Euglph, OM H1F 341

Refanarca: Fils£01512
1 & 15 Stewvenszn 2t W end & 'Wilizm 51
Ralie

Thark.wan for co-tacting Conada Fost regading plais hr s new subdiveion in Goalph,
I* eage 3ae Danada Posls ‘sedback regerding ihe proppea balaw,

Serare type A lacation
1. Gasrdi =rest wil provide mail daliery s2ndaa e e subdlulsior [Freagh contraized Sommunity

Mzil Bowes (Zhibs),
2. ITthe devekaprent noludos plans for (&) mult-uni buidings) with 8 cammon ndaoe ercance, the

ievekper maslsupply, insall and mairtein thajmeil celivary equiamend it these buikdings L

CENedE "o s apecifications.

Mundcipal requirements
1. Plesse upeate cur afics if he project deseriphian crangss s3 tat ve asay Jalemine the impact

(i @ny),

2. Shoold *1 9 subdiesion sppicelion bo spproved, pleace arovida notification of the new coudg
Adran3as 99 200N &2 possibk.

Deweboper timeding ang installation
1. Pzea provide Carana Fost with [he excavalia dalz for the fist foundedonfirst phese as well &s

the data devebamernt wark is scheduled o begn. Fnaly, plaese provide the axpected retalla;on
dabaiz! - fre CMBYs),

Please see Appendisz A for amy additional requiremegnts 1o this desebeper.
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Additional Developer Requinaments:

- Ine developer will consult with Canada Post o ming suitab'e Jemanenl bcalons b e
Community Mail Boxss. The dawalopes va | Bisn ad These lozalons on the a;pmcals semicng
plans,

The develcper agrees, prior ic ofiaring any il forfsubs, b dislay m meg on ihe wal of the sales
affice in 2 placa sadily acoeesibls 1o palentia homgowners tFsl | rdiosles the lxcation of all
Coanirunily Mail Boxes within the development as gpproviad by Canada Prst,

The dewelcpor a7 0es 1 incdude in all effers of purchasa and sae § samsment which ady ses the
purichaser hil mail will be delivered vwa CommunitMel Box T Joveluper slso agrees o note the
Incations of all Cormmunity Mail Boxes within the defe cponeal, and 1o nolily ateced horecwners of
any established aasemants gra-ted to Canada Fos] to cermit access (o the Sormmuondy hMall Box

= The dewlcpar will provide a suitable and safiz rary alla Tor a Community Mall Boe until zurbs,
sdewalks and final grading ara cermgaes at tre pefmananl Cunenunily Mal Box lecat ons. Canada
Post will provide ral defvery to new msidertz az span as the hores #m oospisd,

«  The devslcpar agoes to provide w foliowing for egoh Community Mal Box site and 1o nclude these
raguirements on e approprate senviting clans:
= Ay mquired walkwsy cross e bowssvand,
® Aty raqubed suib deprassions for wheslchain

{consul Canada Po3t fo- detailes
& A Community ialbsx concrele hase sad per Chinada Posl spec icaliong

[#abd subeirvision plan showing proposaed CME

iy & andands
. wil? an opening of at [oas! o metess
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From: Alexandra Ariss

Sent: November 21, 2016 10:44 AM

To: Michael Witmer

Subject: 1 and 15 Stevenson Street North and 8 William Street

Hello

On behalf of the Guelph Fire Prevention Division, please see comments with respect
to the proposed draft plan for 1 and 15 Stevenson Street North and 8 William
Street.

"Fire Access Routes that are required to be constructed under the
Ontario Building Code, the Ontario Fire Code or are required by
Municipal Bylaw are specifically provided to facilitate access for
firefighting operations and shall not be obstructed by gates, fences,
building materials, vehicles or any other form of obstruction. The
construction of a gate or fence within a fire route is not permitted
and is a direct contravention of Division B, sentence 2.5.1.2 (1) of
the Ontario Fire Code as amended”

If you have any questions, please let me know.
Thank you
Alex

Alex Ariss

Clerical Assistant III

Public Services-Emergency Services-Guelph Fire Dept
City of Guelph

50 Wyndham St S

Guelph, ON N1H 4E1

p-519-824-6590 X 2121

e-alexandra.ariss@guelph.ca
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Guelpit Hydro ——

Flechiie SEeleis (AC. Gaedp:hy, TH RSGAYY
Ted: HI9-8575-1210

Fam: S10-G0-190 1

Lmai s skapphasimidzuels-hadro oo

Lohr BUAR ) R LD o R B

December 7, 2016

Katie Masswater

Planring Sarvicaes

Irlrastructure, Daveoprrant and Enterpriss
Gity of Gualph

! Cardrn Strast

Gualph, OGN R1H 3471

Jear haclam:

k]

k

Re: 1 & 15 Slevenson Strest North and B Willlam Street (Flie No, ZC1613)
‘We would like to subrit the follovwing comments corceming this application:
Cilven 1he natize of complele applcation, datad November 177, 2016

Hydro supply far severance numbsrs 1 Aand 2 will be supplied from Stewveriscn
Stroct Morth. The hvokd senvices for these soveranoos saculd be uncerground,
supplied fram the exisling pale Ine on Stevenson Stncet Morth.

Hydre sLpply far units 1 through 7 will be supplisd from Sievecson Sleel Norlh,
The hyora aervices for these units should be underground excspt for & pad-
mavted transformer.

Hydra supnly far severance number 3 will B2 supp ied om William Soreet. The
hydra sarvices for this severanze may be cverhead. Conversion to underground
seendkes wil e at the develapers axpense az per Guelph Hwde Electric Systems
Inc. concilins ol sordze.

A minirum distance ol 3.0 meires must be mainteined batwaer any dwelling units
and paddmaunted ransfermers,

A minimurn dislance o 1.5 melres moesl be maintzined  botessn any
drivewavs'entrances andd distiboticn pales or pad-mountad trensformenss. Any
-alncatiens required would he done at the owner's expensa.

& 43 melre by 4.2 malre arga will ba raquired for a lew-orofilz. pacd-mountsd

sransformar an the carmmon alaments portioe of the dewalopmenl.
For Fpgrbhaare Oripa, Gelan SO U0 S weds messlah b T s
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JE A aasarment will e required an e common slamenrts portion ot the devalapmeant
for Gurelph Hydre Electric Systems Ine. primary distriibution equipment, secondany
distribution and pad-mountad transfornear.

L8 ctraet lighting incernal to the private development will be the responsibility of the
davelopel. A separate sanace may be raquirad for amy commaon alement povser
rec]urarants,

q. Hydra matar lacations are subject to Guelph Hydro standards and requiremants.

Sinceraly,

GUELPH S¥DRO ELECTRIC SYSTEMS INC,

s

A, Kappheim, F'.Eng
Asset Mansgernent and Planning Superdsor
AkSee
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UPPER GRAMD DISTRIGT SCHOOL ECARD
500 Vigtaria Razd Nodh, Cualph, Ontasa BIE BE2
Phane: 85100 8224420 Faw (918) BE2-2134

Mariha C. Rogers
L Direcior of Educabion
Brcember 1, MG PLRM: A2

Flle Code: R14
Sent by mail & mmail

Falie Masswetler

Senler Deve opment Planner
Infrastructum, Develeprent and Enterprise
il ol Guelh

1 Carcen &Srost

Guelph, Orlake N1IH 3431

Dear By, Nasswel e

Be: 23 DMLESOS & ZCL613
1 & 15 Stevenson Street MNorth and 8 Willlam Streek

Planning staff at che Upper Grand Mstrict Schoed Board has raviawsd the above aoted application for 4 praposed
draft plar af wazant land coadarminice and zcning by-law ernendment ta permit the deselopment of 3 freehokd
single detached cheelings a1d 7 candominium single detached dwelings Al Sleeenson horth and Willaim Street,

Be advised that the Flanning Departmant has dees ot shjpect 1o ke propasd amendment subject 2 the felawing
conditioens:

# Education Development Charges shall be callected priar totae ssuance of a bullding permit

*  The dewaloger shall azree iv the condemsnivin agreamrant shat adecunate sidewalks, aghting amd snmve
emitwal on sklewalks and walkvavslwti be provided b af ove clildren Ly walk safely o sthoal orto a
desigriated s pekup pent

& The developser chall agres In tha candamintior or subdivision agraement t2 2dviee all purchasars af
resideatial unts andfnr remters of same, By ineert ng the Wollzairg clause o all oHers of Purchage anc

Sale/Leaca!
“Trs corceer v fienE denbulitg, auhie srheal poses poermied By G Ferdie de Drnsnart de
Ao -Dumern STarenT TrnSeamclian Serwiiay STWIE VL or s sy ar SICeessai.
will it Bl S anlrhely cAnEd S MeinEEned FDR-F- WK [0 ok 1Lg STidenis, eng
poie i hial Basioy slavenis il S reguired toomeet tne bis 6 g congregoten iy aick-ua
moint,

Shauld o pequire sy ackiitional infarmaticn, olease feel Ires b Contdol ms.

';ilrrr_t '-:-I:":_,

& Blodoveas

Emiby Bumbazo
Planring Techniclan
amik. bumbazoiFugdsh.ongs
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March 22, 2016

Ms. Katie Nasswetter

Senior Development Planner

Planning Services

Planning, Urban Design and Building Services
City of Guelph

1 Carden Street

GUELPH, Ontario N1H 3A1

Dear Ms. Nasswetter:

Re: 1 & 15 Stevenson Street and 8 William Street - Proposed Zoning By-law
Amendment (File # ZC1613)

The Guelph and Wellington Development Association is in receipt of the Notice of Complete
Application dated September 9, 2016 for the above-noted property.

The proposed application will enable an innovative infill development, introducing single
detached residential dwellings on an under-utilized parcel of land. The proposal is also
compatible with the existing detached residential dwellings surrounding these properties and
provides an adequate setback to the existing Metrolinx railway line.

This development is consistent with the policies of the Growth Plan, Provincial Policy Statement
and City of Guelph Official Plan. It will accommodate a gradual increase in residential density
within the Built Boundary of the City.

The Guelph and Wellington Development Association supports this application and we
encourage staff to expedite the processing of this file.

Ao
arson Rei

President

GUELPH AND WELLINGTON DEVELOPMENT ASSOCIATION e BOX 964 ¢ GUELPH, ONTARIO N1H 6NI1
TEL: 519-822-8511 FAX: 519-837-3922
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From: Donna Jennison

Sent: March 3, 2017 11:44 AM

To: Mayors Office; Clerks

Subject: infill housing development on Stevenson St.

Submission regarding: File ZC1613 & CDM1609

Proposed Zoning By-law Amendment and Draft Plan of VVacant Land Condominium
For the properties known as: 1 and 15 Stevenson St. North and 8 William Street
Dear Mayor Cam Guthrie,

| am writing to express my concern about the development planned for the bottom of Stevenson
St. North, a street on which I and my family have lived for the last 17 years.

The “snout” houses planned for the bottom of Stevenson Street are an ill-conceived addition to
our neighbourhood. They have no place in a city that values strong connected communities,
active transportation and healthy lifestyles.

Snout houses create a less inviting feel to a neighbourhood, are less pedestrian friendly and
discourage neighbours from getting to know each other. These “garages with houses attached”
are emblems of an auto-dominated lifestyle, have zero curb appeal and create alienating street-
scapes. They provide no connection to the public domain and turn their backs to the sidewalks at
the expense of community connection and security. They de-emphasize architectural interest and
do not allow for the expression of individuality, creativity or pride of home ownership the way
windows, doors or front yards can. They discourage walking, safety and connection..all the
things that are essential for a healthy, vibrant and connected community.

One town in the US asked the question: “Are they trick or treat proof?” Would you want your
child walking down a dark lane-way in a cluster of cold and alienating houses to find the front
door? Can you picture your young adult daughter or granddaughter fumbling for her keys at
night at a doorway down a long dark alienating alley?

After many months of construction on Stevenson St. we are now down from 4 lanes to 2 with
bike lanes. This is a very welcome and wonderful development and means our street is now
considerably more pedestrian and cyclist friendly. The new bike lanes and improved sidewalks
will create many opportunities for our neighbourhood: cyclists commuting to school and work,
recreational cycling connecting our great trails to the south and the north, walking to local
schools and shopping and more. We've taken one giant step forward, let's not take two back by
building alienating infill housing.

Years ago influential activist and urban advocate Jane Jacobs coined the term “sidewalk ballet”to
describe the intricate dance between neighbours and passers by that makes a street enjoyable and
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friendly. Please support us in creating our own beautiful “sidewalk ballet”. Help us to take pride
in our community now and in the future.

Say NO to snout housing in our community!
Sincerely,

Donna Jennison
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ATT-11
Public Notification Summary

July 27, 2016 Application for rezoning received by the City of Guelph

August 26, 2016 Application for rezoning deemed complete

September 9, 2016 Notice of Complete Application mailed to prescribed
agencies and surrounding property owners within 120
metres

October 4, 2016 Application for draft Plan of Condominium
received by the City of Guelph

November 3, 206 Application for draft plan of condominium deemed
complete

November 17, 2016 Notice of Complete Application for the draft Plan of

Condominium and Public Meeting mailed to prescribed
agencies and surrounding property owners within 120

metres
November 17, 2016 Notice of Public Meeting advertised in the Guelph
Tribune
December 12, 2016 Statutory Public Meeting of City Council
November 22, 2017 Notice of Decision Meeting sent to parties that commented

or requested notice

December 11, 2017 City Council Meeting to consider staff recommendation
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Why Gordon Street

e Area is an identified Intensification Corridor
» Designated as an Arterial Road

» Experiencing development pressure for
more compact built form

» Guidance required to ensure that future
development fits

* To identify parks and open space
opportunities in advance of development

— - —
Project Overview - e i
. .. 1 I__ ;

 [llustrates a cohesive vision droe H oy
for the future of Gordon : ‘ T
QE7-1027 Gordon Street

Street

« Contains design direction for =~ g omewenses
7 sites to demonstrate Hincecosse
potential future development

» To be used in conjunction
with the Built Form
Standards for Mid-Rise
Buildings and Townhouses,
where applicable i ] %

Lo Demonstration Site 7 ¥
|! 160-182 Dawn Aveniue;
- 34-42 Lowes Aoad West &

Demonstration Site 4
1152- 1270 Gordon
Street
Demaonstration Site 5

1353-1389 Gordon
Street

LRuD
Demaonstration Site 6
1340, 1354, and 1408
Gordon Street & 33-41 L
Arkell Road -

|
| = e
I it 1533-1579 Gordon Street
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Draft Vision

Gordon Street is envisioned to become a
vibrant, pedestrian friendly street framed by
mid-rise buildings, continuous rows of healthy
trees, and active at-grade uses that engage the
street and the sidewalk. Future development
will carefully protect, maintain, restore and
enhance the natural heritage system and fit
within the context of adjacent low rise
neighbourhoods.

———

Draft Guiding Principles-
Summary

1. Create appropriate building forms

2. Promote greening through consistent
landscaped street frontage

3. Create enhanced connections north-
south and east-west

4. Promote mid-rise buildings that frame
streets and other spaces

5. Promote sunlight, views and privacy




——
Draft Guiding Principles-

Summary
6. Foster variety and flexibility in building
form

7. Underground parking or well designed
parking located at rear or side of sites

8. Incorporate innovative stormwater
management such as green roofs

9. Create pedestrian connections that
facilitate movement

e

Directions Dlagrams
Example: Sites 5 &6 |

LEGEND

Context

Site mmem Sz flooraanies

Buildings
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Summary of Public Input Received

KEY THEMES:

» Traffic: Gordon street traffic analysis to be
considered as part of city wide transportation
study

e Transitions: 45 degree angular plane from
mid-rise buildings to adjacent low density
residential and parks designations

———

Summary of Public Input Received

» Parks and Open Space

= Minimum requirements for landscaped open
space, common outdoor amenity space, and
trees City-wide

= Direction for public park near Gordon Street
and Edinburgh Road (Site 4)

= Promote the retention of existing mature
trees, where possible.
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Summary of Public Input Received

e How the document will be used

» The document will be used as a guideline to
assist in interpreting Official Plan policies.

» The demonstration plans included will not
require development in the exact same form
but will guide development in the direction of
the vision of the Official Plan.

———

Recommendation

That the Draft Built Form Standards for the
Gordon Street Intensification Corridor be
received.

Next Steps

Public and stakeholder comments welcome
until: January 15, 2018




Staff Guiélph
Report ’\\P/

Making a Difference

To City Council

Service Area Infrastructure, Development and Enterprise Services

Date Monday, December 11, 2017

Subject Draft Built Form Standards for the Gordon Street

Intensification Corridor

Report Number IDE-2017-138

Recommendation

That the Draft Built Form Standards for the Gordon Street Intensification Corridor
be received.

Executive Summary

Purpose of Report

The purpose of this report is to provide Council the draft Built Form Standards for
the Gordon Street Intensification Corridor (Attachment 1) for review and input.
Staff is also accepting public comments. Finally, the report sets out the project’s
next steps and timelines.

Key Findings

The City has completed an update of its Official Plan through Official Plan
Amendment (OPA) 48. The City is now moving forward with implementation of the
Plan.

The draft document outlines how the Official Plan vision for the Gordon Street
Intensification Corridor can be achieved. With a focus on key demonstration sites,
these plans will provide staff and developers with additional guidance regarding the
preparation and review/evaluation of future development applications within this
area. The document will also provide recommendations for the future
comprehensive Zoning By-law review.

This work provides a thoughtful and consistent approach to urban design in this area

and will be incorporated into an Urban Design Manual which is currently being
developed.
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Financial Implications

The Draft Built Form Standards for the Gordon Street Intensification Corridor is
funded through the approved capital budget.

Report

The City has completed an update of its Official Plan through Official Plan
Amendment (OPA) 48, which is now in effect with the exception of site specific policy
appeals. Based on this, the City is now moving forward with implementation of the
Plan. This report provides background information regarding the evolution the
Gordon Street Intensification Corridor and how the Official Plan policies will be
implemented through future development applications.

This document highlights and illustrates Official Plan policies regarding the Gordon
Street Intensification Corridor. This work builds on and complements the Built Form
Standards for Townhouses and Mid-Rise Buildings, which is currently being
developed. The Built Form Standards also build on the City’s Official Plan, using
urban design to implement placemaking principles in Intensification Corridors
through the technical city-building procedures and tools available to the City.

In 2016, Council endorsed concept plans for the Woolwich Intensification Corridor
(in conjunction with Woodlawn/Woolwich Community Mixed Use Node). Like the
Woolwich concept plan, the Draft Built Form Standards for the Gordon Street
Intensification Corridor will provide staff and developers with additional guidance
for the preparation and review/evaluation of future development applications within
this area. It will also provide recommendations to the City’s zoning by-law update
during the future comprehensive Zoning By-law review. The document will provide
a consistent approach to urban design and will be incorporated into the Urban
Design Manual when completed. The City has retained Brook Mcllroy as the
consultant on this project.

Official Plan Policy Context: Intensification Corridor Policies

The 2009 Urban Design Action Plan and subsequent Official Plan Amendment 39,
identified intensification corridors as part of the structuring elements of the City
containing multiple land use designations that provide for mixed-use development
in proximity to transit services at appropriate locations.

Six intensification corridors are identified in the Official Plan: Woolwich Street;
Eramosa Road; York Road; Stone Road; Silvercreek Parkway; and, Gordon Street.

In addition, the Official Plan contains Intensification Corridor policies that:

e Plan for increased densities to support existing and planned transit levels;
e Permit a mix of residential, office, institution and commercial uses, as well as
a range of local services; and,
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e Direct and orient development toward arterial and collector roads.

Gordon street is also designated an arterial road which is meant to accommodate a
high volume of traffic and support future higher order transit.

Lands in the Gordon Street Intensification Corridor include (as shown in the Official
Plan): High Density Residential, Medium Density Residential, Neighbourhood

Commercial Centre, and Mixed Office/Commercial. The table below summarizes key
policies for these designations.

Designation

Permitted Uses

Height

Density

Medium Density Residential

Multiple unit
residential buildings,
such as townhouses
and apartments

Minimum height is (2)
two storeys and
maximum height is
(6) six storeys

Maximum net density
of 100 units per
hectare and not less
than a minimum net
density of 35 units
per hectare*

High Density Residential

Multiple unit
residential buildings
generally in the form
of apartments

Minimum height is (3)
three storeys and
maximum height is
(10) ten storeys

Maximum net density
of 150 units per
hectare and not less
than a minimum net
density of 100 units
per hectare*

Neighbourhood Commercial
Centre

Commercial, retail
and service uses;
small-scale offices;
community services
and facilities;
live/work; multiple
unit residential within
mixed-use buildings;
and urban squares

Residential uses are
not permitted on the
ground floor

The maximum height
is six (6) storeys

Additional building
height and density
may be considered
subject to the Height
and Density Bonus
provisions of this Plan

Mixed Office/Commercial

Convenience
commercial and
small-scale retail
commercial; small-
scale office; personal
service; and
detached, semi-
detached, townhouses
and apartments.

Maximum height is
four (4) storeys

Residential
development may be
permitted to a
maximum net density
of 100 units per
hectare*

Table 1: Official Plan Land Use Designations

*Increased height and density may be permitted in accordance with the Height and
Density Bonus Provisions of the Official Plan Section 10.7.
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Gordon Street Intensification Corridor Today

As outlined in the Council-adopted 2017 Urban Design Action Plan, Gordon Street is
the historic “highway into town” from the south. While retaining some of its natural
and cultural heritage, it is gradually being intensified. The City is also exploring the
use of higher order transit along Gordon Street and other corridors.

As identified in the Official Plan the Gordon Street Intensification Corridor is
generally located between Stone Road and Clairfields Drive as outlined on Schedule
1B of the Official Plan.

As stated in the Council-adopted 2017 Urban Design Action Plan the vision for
Intensification Corridors is to:
“Create more efficient and complete communities, while accommodating
growth, enhancing mobility and improving the visitor experience along main
transportation corridors and key access routes in Guelph.”

Furthermore, the UDAP identified a number of specific challenges to their evolution
that will need to be addressed through implementation. Some of these concerns
were also brought up by the public including:
e The primary entrance corridors into Guelph contain a varied range of land
uses including commercial, suburban residential, urban residential, industrial,
rural and natural heritage;
e Most arterial and collector roads are designed primarily to facilitate vehicular
traffic and do not encourage walking and cycling; and,
e Lot sizes and land ownership patterns may make consolidation and coordinated
intensification difficult.

Overview of the Draft Document

The purpose of the Draft Gordon Street Intensification Corridor Vision Document
and Demonstration Plans is to illustrate a cohesive vision for future development
within the Gordon Street Intensification Corridor based on Official Plan policies as
well as other City policies.

The draft vision articulated in the draft document for the Gordon Street
Intensification Corridor is as follows:
“Gordon Street is envisioned to become a vibrant, pedestrian friendly street
framed by mid-rise buildings, continuous rows of health trees, and active at-
grade uses that engage the street and the sidewalk. Future development will
carefully protect, maintain, restore and enhance the natural heritages system
and transition sensitively to adjacent low rise neighbourhoods.”

The Document contains an overview of the area, a description of the existing policy
framework (i.e. Growth Plan, Official Plan, etc.), a vision and guiding principles for
Gordon Street and the seven demonstrations sites. Each demonstration site includes
official plan directions, design considerations and a conceptual urban design illustration.
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Seven demonstration sites have been chosen along Gordon Street to illustrate
potential future development scenarios in the event that redevelopment is
proposed. These sites were chosen as they are considered underutilized; they are
larger properties with the possibility of consolidation; and they have not recently
been redeveloped.

Additional guidelines will be provided in the Built Form Standards for Townhouses
and Mid-Rise Buildings such as parking, common amenity space, landscaped open
space, tree planting, building massing such as stepbacks and transitions to
surrounding neighbourhoods.

The Draft Built Form Standards for the Gordon Street Intensification Corridor is
Attachment 1 to this report.

How staff will implement this document

The Built Form Standards for the Gordon Street Intensification Corridor will
establish general principles and design considerations for development within the
Intensification Corridor and, in particular, the key demonstration sites. Once
endorsed by Council, this document will be used to provide guidance for staff to
evaluate development applications within the area. While market and economic
conditions will ultimately determine the timing for the full build-out of the permitted
uses and built form vision, the concept plans are intended to provide greater
guidance to development proponents and enhance clarity and consistency regarding
the City’s urban design policies in this area.

The intent is to allow for more timely approvals of development applications that
are in keeping with the document.

Development proposals within the area will be required to demonstrate how the
proposal is generally consistent with and reflects the Draft Built Form Standards for
the Gordon Street Intensification Corridor to the satisfaction of staff. Furthermore,
the principles established will guide the development of implementation tools (e.g.
zoning by-law amendments or updates). This being said, the demonstration plans
are conceptual and issues such as building size/placement may be refined and
changes proposed through the development process so long as the development is
generally consistent with the document.

Summary of Themes and Analysis of Public Input Received to Date
1. Traffic
Summary of Comments

e Implications of growth for traffic has been raised as a key concern. In

particular, existing and future traffic along Gordon Street is an important
concern of many who use the corridor.
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Staff Response

e As an implementation document, this document is primarily about the built
form, as envisioned by the Official Plan rather than revisiting the heights and
densities in the Official Plan. In addition, Gordon Street is designated an
Arterial Road which is intended to carry a high volume of traffic.

e This being said, the document recognizes that the City will shortly be
undertaking a City-wide Transportation Master Plan update. Based on the
feedback received, the draft document concludes that Gordon Street traffic
capacity should be examined in regards to in future growth (i.e. to 2041).

¢ In addition, the City is also about to undertake an Environmental Assessment
for Gordon Street to examine adding a centre turn lane between Edinburgh
Road and Arkell Road.

e Finally, as individual developments come forward traffic impact studies will
be required which will look at local area improvements that may be required
to accommodate future development.

2. Transitions

Summary of Comments
e Concerns raised that height permitted by the Official Plan will impact the
existing low rise residential neighbourhoods in the surrounding area. In
particular a number of comments were raised regarding Site 4 related to the
transition from medium density residential to low density residential along
Landsdown Drive.

Staff Response

e The draft document proposes to create sensitive transitions to surrounding
neighbourhoods though the use of an angular plane. A 45 degree angular
plane taken from the property line can help shape development and provide
a transition from mid-rise buildings to adjacent low density residential
designations.

e In regards to Landsdown Drive, a direction has been included to ensure that
development should maintain the street’s function as a residential local
street. The revised draft example diagrams show that townhouses should
face and front onto the street which, in conjunction with the angular plane, is
intended to create an appropriate transition between the low-density
residential designation east of Landsdown Drive and the medium density
designation to the west.

3. Parks and Open Space
Summary of Comments
¢ Concerns that intensification will create a loss of green space and retaining
existing mature trees. A number of respondents appreciated the document
vision for greening the corridor.

Staff Response
e The document sets the vision for promoting the greening of Gordon Street by
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promoting a landscape street frontage (based on a setback of 6m for
residential buildings and 3 metres for mixed-use buildings).

¢ Minimum requirements for landscaped open space, common outdoor amenity
space, and trees are included in the draft City-wide Built Form Standards for
Townhouses and Mid-rise buildings in order to ensure appropriately sized
green spaces and the planting of new trees.

e The document includes a direction for a public park near Gordon Street and
Edinburgh Road.

o Key existing clusters of trees are identified on the demonstration sites to
promote the retention of existing mature trees, where possible.

4. How the document will be used

Summary of Comments
e Questions surrounding the status of the document.

Staff Response
e The document will be used as a guideline to assist in interpreting Official Plan
policies. The demonstration plans included will not require development in
the exact same form but will guide development in the direction of the vision
of the Official Plan. Further discussion of this is included in the section of this
report entitled “How staff will implement this document.”

Next Steps

Next steps and community engagement timing are currently scheduled as outlined
in the following table.

January 15, 2018 Public and stakeholder comments due.

Q1-2 2018 Recommended Final Built Form Standards for the
Gordon Street Intensification Corridor to IDE/Council for
endorsement.

Financial Implications

The Draft Built Form Standards for the Gordon Street Intensification Corridor is
funded through the approved capital budget.

Consultations

Staff and consultants have interviewed and met with a number of landowners and
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other key stakeholders who are involved professionally in development in Guelph.

A meeting was held on May 24, 2017 with owners of land within the seven
demonstration sites. The purpose of this meeting was to present the initial concept
plans and get public feedback prior to taking the draft document to the larger
public. This meeting was held in a workshop format to allow for facilitated
discussion of the concept plans. Approximately 36 persons attended this meeting.

On October 24, 2017 an Open House was held at the Salvation Army between 3:30-
5:30 p.m. and 6:30-8:30 p.m. to present the revised draft document and
demonstration sites to the general public. Approximately 64 total persons attended
these meetings.

Based on feedback received, changes have been made to the document that
generally:

e Provide additional clarity around document graphics.

e Provide for more direction regarding transition along Landsdown Drive
between the Medium Density Residential to the west and the Low Density
Residential designation to the east.

¢ Emphasize the importance of buildings framing the street at the corner of
Lowes and Gordon Street while providing for some additional flexibility.

Comments received during and after stakeholder interviews, the landowner
workshop and the public open house have informed the development of the draft
document. Internal meetings with a team of staff were held to develop the
document. This included staff from Engineering, Parks Planning and Guelph Transit.
In addition, internal City staff has also been circulated to provide comments on the
initial document. Staff is asking for comments to be received by January 15, 2018.

Corporate Administrative Plan

Overarching Goals
Service Excellence
Innovation

Service Area Operational Work Plans
Our Services - Municipal services that make lives better
Our People- Building a great community together

Attachments

ATT-1 Draft Built Form Standards for the Gordon Street Intensification
Corridor is available on the City of Guelph website at:
http://quelph.ca/city-hall/planning-and-development/community-
plans-studies/urban-design/urban-design-concept-
plans/intensification-corridor-concept-plans/
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Departmental Approval
Not applicable

Report Author
David de Groot
Senior Urban Designer

VWt

Approved By
Melissa Aldunate
Manager of Policy Planning and Urban Design

//(i\//\

Appr ed By

Todd Salter

General Manager,

Planning, Urban Design and
Building Services

(519) 822-1260 ext. 2395
todd.salter@guelph.ca

Recommended By

Scott Stewart, C.E.T.

Deputy CAO

Infrastructure, Development and Enterprise
519-822-1260, ext. 3445
scott.stewart@guelph.ca
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Built Form Standards ~
for Mid-Rise
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City of Guelph Housing Mix
Total Housing Stock, 2006 to 2031

2015
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m Single & Semi Detached
= Townhomes
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7
Objectives & Purpose of the

Built Form Standards

» Framework for design of mid-rise buildings and
townhouses to support existing planning policy
direction for growth

» Encourages compact growth with high quality
sustainable development and strong pedestrian
realm

» Provides clear direction/guidance to developers
and staff by supporting efficient review process

» Will be used to evaluate urban design briefs and
planning applications

» Provides recommendations for future update to
the City’s Zoning By-Law

e

Mid-Rise Buildings

4 to 6 storeys in height

< - > se-of step| s provides
transition zone to e e " appropriate transition to
accommodate retail spillover = = neighbouring development
areas, seating and landscaping

front yard landscaping creates a
transition to the street and supports
mature tree growth
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Townhouses

generally 2-3 storeys

STANDARD TOWNHOUSE CLUSTER TOWNHOQUSE
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%aif‘
&, SN
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e

Parking, Access, Circulation and
Loading

QR
W) i I rrl: -r o |
walf e - rotall o

e Parking in structures or underground where possible
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Common Amenity Space

Children's play area required if CEE e e T T

a development has more than

20 wnits, and more than 10 .

units have 3 or more bedrooms Wk
—_— = | |
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Landscaped Open Space

&
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Tree Planting
30m3 soil volume for mature tree growth

; Permaoable
SoilCell concrete granite
wn

@ Paving  Pavers

e Appropriate tree canopy cover, including retention of character
defining trees

e

Context Sensitive Building
Design

| e i [N e~ [ —— o BT SHEET

— 45 degree angular plane between mid-rise building site and adjacent low
density residential. This includes the use of stepbacks and setbacks

— To ensure impacts of height, overlook and shadow are mitigated
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Transition Zone Between Public

and Private Realm

|| e |

| Lanuscirma

e Transition zone between public and private realm with clearly
defined boulevard and street elements

» Wider street setbacks (for landscaping, mature trees, seating,

edestrian walkways, bike lanes)

[——
Recommendation

That the Draft Built Form Standards for Mid-
rise Buildings and Townhouses be received.

Next Steps

Public and stakeholder comments welcome
until: January 15, 2018
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Staff Guiélph
Report ’\\P/

Making a Difference

To City Council

Service Area Infrastructure, Development and Enterprise Services

Date Monday, December 11, 2017

Subject Draft Built Form Standards for Mid-rise Buildings and
Townhouses

Report Number IDE-2017-137

Recommendation

That the Draft Built Form Standards for Mid-rise Buildings and Townhouses be
received.

Executive Summary

Purpose of Report

The purpose of this report is to provide Council the draft Built Form Standards for
Mid-Rise Buildings and Townhouses (Attachment 1) for review and input. Staff is
also accepting public and agency comments. Finally, the report also sets out the
project’s next steps and timelines.

Key Findings

The City has completed an update of its Official Plan through Official Plan
Amendment (OPA) 48. The City is now moving forward with implementation of the
Plan.

Based on the Official Plan, the Built Form Standards for Mid-rise Buildings and
Townhouses will provide clear directions/standards for the design of new townhouse
buildings and mid-rise buildings across the City. The document will also provide the
basis and recommendations for the future comprehensive Zoning By-law review in
regards to design and massing considerations and potential regulations for these
types of developments.

The Preliminary Design Directions document was received and supported by Council
on May 8, 2017. The draft Built Form Standards for Mid-Rise Buildings and
Townhouses have been prepared based on internal and external stakeholder
engagement (Attachment 1).
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The Built Form Standards for Mid-rise Buildings and Townhouses will address both
residential and mixed use developments and take policy direction from the urban
design policies in the City’s Official Plan (OPA 48). It will provide a thoughtful and
consistent approach to evaluating the design of these buildings and guidance to the
development community, while allowing for innovation and supporting design
excellence. The document will also help residents and developers understand the
quality of design that will be expected of new development.

Financial Implications

The Built Form Standards for Townhouses and Mid-rise Buildings is funded through
the approved capital budget.

Report

The City has completed an update of its Official Plan through Official Plan
Amendment (OPA) 48 which is now in effect with the exception of site specific policy
appeals. Based on this, the City is now moving forward with implementation of the
Plan. One of the goals is to enhance the already established sense of place that
Guelph’s citizens enjoy and to guide change where it is planned to occur, creating a
complete and distinctive community through the application of urban design
excellence. This work will become a component of the City’s Urban Design Manual.

The Built Form Standards for Mid-rise Buildings and Townhouses will provide clear
directions/standards for the design of new townhouse buildings and mid-rise
buildings across the City (with the exception of Downtown which is subject to the
Downtown Built Form Standards). The building standards will address both
residential and mixed use developments and take policy direction from the urban
design policies in the City’s Official Plan. It will provide a thoughtful and consistent
approach to evaluating the design of these buildings and guidance to the
development community, while allowing for innovation and supporting design
excellence. The document will also help residents and developers understand the
quality of design that will be expected of new development and, if followed
effectively, will result in a streamlined approvals process.

The project will also provide the basis and recommendations for the future
comprehensive Zoning By-law review in regards to potential design and massing
regulations for townhouses and mid-rise buildings. It will provide sufficient direction
regarding the evaluation of urban design briefs, site-specific Zoning By-law
amendments and other planning applications. The City has retained Brook Mcllroy
as the consultant on this project.

As outlined in Guelph’s Official Plan, mid-rise buildings are generally between 4 and
6 storeys. This work will address mixed-use buildings as well as single-use
buildings. The document will also address different townhouse typologies such as
cluster townhouses, stacked townhouses and street-oriented townhouses.
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Draft Built Form Standards for Mid-rise Buildings and Townhouses
(Attachment 1)

The Built Form Standards address how different components of a site should be
organized and designed, as well as specific standards for mi-rise buildings and
townhouses. The location and orientation of buildings, parking, access, and
circulation, landscaped space, outdoor amenity space and trees, as well as impacts
on the environment and stormwater management should all be considered. The
following is a summary of site considerations:

Sustainable Site Design

This includes sustainable building design (i.e. reduced energy and water
consumption), the promotion of alternative modes of transportation, the use of
green roofs and Low Impact Development (LID) measures.

Parking, Access, Circulation and Loading

The location of parking in relation to buildings and other site components should
not dominate the visual edges of the site, especially when viewed from the street.
Underground or structure parking is encouraged. Long term bicycle parking
standards are also included.

Common Amenity Space

Comfortable and safe spaces should be provided for pedestrians with a range of
active and passive programming, which may include a children’s play area, seating,
garden, shade structure, barbecues, etc. The location and orientation of common
amenity spaces should strategically be designed to include a balance of sun, shade
and protection from wind.

Landscaped Open Space

Hard and soft landscaping treatments should be incorporated into the site design
and provide a diversity of colour, texture and plant material to create visual interest
and pedestrian comfort.

Tree Planting
Trees should be planted in sufficient soil volumes and in appropriate locations to
ensure healthy tree growth. Existing trees should be preserved where possible.

Mid-Block Connections

Pedestrian circulation routes should be connected and comfortable while making
connections to the public right-of-way. They should include lighting features,
seating and sighage to ensure to promote pedestrian safety and comfort.

Lighting

Adequate lighting should be provided for building identification and safety, including
lighting to accent walkways, steps, ramps, etc. while minimizing the infringement of
light and the creation of glare. Lighting should be warm in colour and directed away
from the night sky.
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Rooftop Mechanical
Mechanical systems should be incorporated within the design of the building and be
completely screened from public view.

Utilities and Solid Waste
Utilities and on-site garbage containers should be located to minimize impact on
aesthetic quality and function of the site.

Building Massing, Scale and Transitions

Building massing includes the size, shape and form of a building. These guidelines
include building setbacks, stepback, maximum building length, angular planes, etc.
Building transitions to adjacent low-rise neighbourhoods, cultural and natural
heritage, parks and open spaces should be incorporated to mitigate negative
impacts such as shadowing, wind and lack of privacy.

Ground Floor and Street Edge Design
This includes an appropriate interface between buildings and the public-of-way,
including front doors, windows, canopies, patios, and a rhythm of shop fronts.

Articulation, Facade Design and Materials
Building designs should incorporate architectural diversity and a range of materials
to promote visual diversity in texture and colour, such as stone and brick.

Next Steps
A full circulation to stakeholders and the public is currently being undertaken.

Next steps and community engagement timing are currently scheduled as outlined
in the following table.

December 7, Public Open House held.
2017

January 15, 2018 Public and stakeholder comments due.

Q1-2 2018 Recommended Built Form Standards for Mid-rise
Buildings and Townhouses presented to IDE/Council for
endorsement.

Financial Implications

The Built Form Standards for Townhouses and Mid-rise Buildings is funded through
the approved capital budget.
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Consultations

Formal consultation for the Directions Document began early 2017. Staff and
consultants interviewed a number of key stakeholders who are involved
professionally in the development of these buildings types in Guelph. Internal staff
from multiple departments have also been consulted. In addition, on March 22"
two public workshops were conducted, one in the afternoon and one in the evening.
In total, approximately 55 people attended the workshops.

These interviews and workshops have informed the development of the draft
document. Staff has also completed an initial internal circulation with key internal
staff. This included staff from Engineering and Zoning. A public open house is also
scheduled for December 7, 2017 and a full stakeholder circulation is also being
completed. Staff is asking for comments to be received by January 15, 2018.

Corporate Administrative Plan

Overarching Goals
Service Excellence
Innovation

Service Area Operational Work Plans
Our Services - Municipal services that make lives better
Our People- Building a great community together

Attachments

ATT-1 Draft Built Form Standards for Mid-rise Buildings and Townhouses

Departmental Approval

Not applicable

Report Author
David de Groot
Senior Urban Designer
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Approved By

Melissa Aldunate

Manager})f Policy Planning and Urban Design
’ 7
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Je=228

Appr ed By

Todd Salter

General Manager,

Planning, Urban Design and
Building Services

(519) 822-1260 ext. 2395
todd.salter@guelph.ca

Recommended By

Scott Stewart, C.E.T.

Deputy CAO

Infrastructure, Development and Enterprise
519-822-1260, ext. 3445
scott.stewart@guelph.ca
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\C, invest in Guelph

Guelph Innovation District
Real Estate Development Proposal

Presentation to Guelph City Council
December 11, 2017

Turf Grass Lands = 219 acres
Wellington Centre Lands = 24 acres

Conservation Lands = 38 acres




The Purpose of the Proposal

To further realize the vision and principles of the City of Guelph’s Secondary
Plan through the control of the Guelph Innovation District’s real estate.

Guelph Innovation District — Secondary Plan

Background — Planning & Development Principles

Vision and principles:

1. The creation of a compact, mixed use
community providing meaningful places to
live, work, shop, play and learn;

A knowledge-based innovation cluster
that attracts employment and residential
uses both anchored by a new mixed use
urban village and main street;

Building on natural and cultural heritage
resources of the area;

Working towards carbon neutrality
through building performance standards, on
and off-site renewable energy and potential
district energy (where viable).




Proposed Process

Process Objectives

- City to conditionally acquire property from the Province

- City to conduct RFP to identify and contract with a qualified development interest(s)

- City to simultaneously close on firm transactions between Province & qualified
development interest(s).

- City to be kept financially whole at the completion of the process.

Process Stages & Timelines

Stage 1 Stage 2 Stage 3 Stage 4 Stage 5
Letterol
Intent/ Complatian
Expression of Conditional City Request Condational of Realistate
Imterest Agreement for Proposals Date Transactions
of Purchase
and Sale
"'f‘f 01f18 a3fis az/19 03f19 0419

Timelines

Proposed Process

Findings

Consultations

- Business Development & Enterprise;

- Finance Services;

- Strategy, Innovation, Intergovernmental Services
- Realty and Legal Services

- Planning, Urban Design and Building Services.

Proposal Endorsed by:

- Business Development & Enterprise;

- Finance Services;

- Strategy, Innovation, Intergovernmental Services
- Executive Team.




Proposed Process

Findings

Staff Opinions & Comments

Benefits

- Controlling the RFP process — greater certainty in realizing the goals of the Secondary
Plan.

- Further ability to control matching municipal infrastructure investments with qualified
private sector investment.

- Unique opportunity to align not-for-profit, institutional, public (at all levels of government)
with private sector investment.

Risks

- No guarantee that RFP will be successful.

- Risk mitigation provided through “exit” points before firm real estate transactional &
financial commitments with the Province.

Proposed Process

Proposed Recommendations Relating To:

1. The authorization to implement proposal to acquire and dispose of real estate.
2. The authorization to communicate with the Minister of Infrastructure.

3. The authorization to negotiate and execution a Letter of Intent/Conditional Agreement of
Purchase and Sale between the Province of Ontario and the City of Guelph.

4. The authorization to implementation a City led Request for Proposals to seek
submissions from qualified private development interests.

5. The authorization to select qualified development interests, and negotiate an agreement
of purchase and sale with the City of Guelph.

6. The authorization to execute an agreement of purchase and sale for the purpose of the
City selling property to a private development interest

7. The authorization to use certain reserves to front end required costs.
Staff are seeking delegated authority to implement recommendations 4 through 7 to allow

for the implementation of the process through the potential “Restricted Acts” (a.k.a. “lame g
duck”/s. 275 of the Municipal Act) period of the 2018 municipal election.




Questions




Staff Guiélph
Report ’\\P/

Making a Difference

To City Council

Service Area Infrastructure, Development and Enterprise Services
Date Monday, December 11, 2017

Subject Guelph Innovation District (GID) - Real Estate

Options

Report Number IDE-2017-140

Recommendation

1.

4.

That staff be directed to implement a proposal to acquire and dispose of real
estate located within the Guelph Innovation District as described in Council
Report IDE-2017-140, specifically lands identified as the former Wellington
Detention Centre and the Turf Grass lands and report back at key
implementation milestones as determined by staff.

. That the Mayor be directed to advise the Minister of Infrastructure about the

City of Guelph’s intention to submit an Expression of Interest to acquire and
dispose of real estate located within the Guelph Innovation District as
described in Council Report IDE-2017-140, specifically lands identified as the
former Wellington Detention Centre and the Turf Grass lands.

. That the Mayor and City Clerk be authorized to execute the terms and

conditions of a Letter of Intent/Conditional Agreement of Purchase and Sale
to acquire from the Province of Ontario property within the Guelph
Innovation District, as described in Council Report IDE-2017-140, specifically
lands identified as the former Wellington Detention Centre and the Turf Grass
lands, subject to the terms and conditions of a Letter of Intent/Conditional
Agreement of Purchase and Sale being acceptable to the Deputy Chief
Administrative Officer of Infrastructure, Development and Enterprise, and the
Deputy Chief Administrative Officer Corporate Services.

That staff be directed to develop and issue a Request for Proposals to seek
submissions from private development interests to develop property within
the Guelph Innovation District, as described in Council Report IDE-2017-140,
subject to its contents being acceptable to the Deputy Chief Administrative
Officer of Infrastructure, Development and Enterprise, and the Deputy Chief
Administrative Officer Corporate Services.
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5. That staff be directed to assess Request for Proposal submissions from
private development interests, and subject to the approval of the Deputy
Chief Administrative Officer of Infrastructure, Development and Enterprise
and the Deputy Chief Administrative Officer Corporate Services, conduct
negotiations to sell and develop property within the Guelph Innovation
District.

6. That the Mayor and Clerk be authorized to execute an agreement of purchase
and sale for the purpose of selling property within the Guelph Innovation
District to a private development interest, subject to the contents of the
agreement of agreement of purchase and sale being acceptable to the
Deputy Chief Administrative Officer of Infrastructure, Development and
Enterprise and the Deputy Chief Administrative Officer Corporate Services.

7. That staff be directed to utilize the Tax Rate Operating Contingency Reserve
#180 for operating costs to an upset limit of $3,500,000, and that the Water
Capital Reserve Fund #152 be utilized to fund the refundable deposits as
required to an upset limit of $6,500,000, as identified in Council report IDE-
2017-140, and that staff calculate and charge to the project an appropriate
rate of return of 3.5% per annum plus an additional 1.5% related to the risk
of the project, subject to the approval of the Deputy Chief Administrative
Officer Corporate Services, and the City Treasurer.

Executive Summary

Purpose of Report

To brief Guelph City Council on the outcome of meetings between City and
Provincial Government staff regarding the City’s potential real estate and
development interest in the GID lands, and to seek Council’s direction with respect
to the implementation of the Province’s proposal that the City acquire GID property
and conduct its own RFP for the purpose of seeking a suitable developer to achieve
the City’s GID Secondary Planning objectives.

Key Findings

Throughout 2017 the combined offices of Business Development and Enterprise
Services and Strategy, Innovation, Intergovernmental Services, with the assistance
of the Mayor’s Office participated in numerous meetings with representatives of
Infrastructure Ontario (I.0.) regarding the City of Guelph’s potential interest in the
disposition and development of GID lands currently owned by the Province of
Ontario. As a result of these meetings, and in consultation with the Finance
department, staff are recommending that the City further explore a “direct sale”
with the Province of Ontario, for the purpose of the City acquiring property and
conducting its own Request for Proposal (RFP) to identify an acceptable developer
to further advance the objectives of the GID Secondary Plan.
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Council is also requested to provide staff with “delegation of authority”, through
specific recommendations, to allow for the implementation of the RFP through the
period of potential “"Restricted Acts” (a.k.a. “lame duck”/s. 275 of the Municipal Act)
period of the 2018 municipal election.

Financial Implications (Financial and Funding Framework Summary)

The following information represents the projected operating financial implications
to implement the RFP process. The financial pro-forma regarding the acquisition
and subsequent re-sale of the property are subject to further negotiations between
the City, Province and potential development interest. The objective of the pro-
forma is to recover 100% of the City’s costs to implement the RFP, acquire and re-
sell the GID property.

The front ended operating costs are proposed to be funded from the City’s tax rate
operating contingency reserve with the expectation of being recovered from the
developer in later stages of the process. There is financial exposure of non-recovery
of these operating costs that would result if the City exited from the RFP process;
this risk is outlined in detail later in the report. The refundable deposit is proposed
to be funded from the Water Capital Reserve Fund and would be fully repaid plus
interest for the duration of the borrowing period.

Further information regarding the pro-forma is provided in ATT - 2.

City Front Ended Costs ($k) 2018 2019 Total
Project Management S 160 S 160 S 320
Project Administrative S 50 S 50 S 100
RFP Costs S 150 S 150
Intergovernmental Advocacy S 24 S 24 S 48
Professional Costs (Legal, Survey) S 1,120 S 1,120 S 2,240
Cost of Money S 39 § 114§ 153

Total Front Ended Costs '$ 1,393 S 1,618 S 3,011

Report

During the past year the combined offices of Business Development and Enterprise
Services and Strategy, Innovation, Intergovernmental Services, with the assistance
of the Mayor’s Office, have conducted significant outreach with I.0. regarding the
City’s potential real estate and development interest regarding the disposition and
redevelopment of the Province’s GID land holdings. Specifically, the City advocated
for the inclusion of criteria in the Province’s disposition process that would further
achieve the goals and objectives of the GID Secondary Plan.

For reference, the following provincially owned GID properties are currently being

prepared for imminent issuance to the market by 1.0. The properties that are the
subject of this report include:
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a) The former Wellington Detention Centre - approximately 24 acres

e Includes 24 acres of vacant land south of the Guelph Research Station
with frontage on Stone Road.

b) The Guelph Research Station - approximately 219 acres

e 1.0 is attending to the termination of two current leases on behalf of the
owner, including the re-location of the Turf Grass Institute to property
within the University of Guelph.

In addition, conservation land comprising of 38 acres parcel would also be
transferred and retained by the City.

It is understood that the former Guelph Correctional Facility site will be offered to
the market at a later date, and as such is not subject to this report.

ATT-1 illustrates the location of the provincially owned GID properties, and
highlights the subject properties that would be acquired by the City and potentially
re-sold to private development interests.

Specifically, I.0. has proposed that the City submit an Expression of Interest (EOI)
to acquire the subject properties and conduct its own Request for Proposal (RFP)
call for the purpose of having direct oversight into the selection of a financially
viable developer that will realize the objectives of the GID Secondary Plan. As
mentioned, in addition to the subject lands (243 acres), the Province is proposing
the inclusion of conservation land (38 acres) which would normally be transferred
separately to the municipality, and outside of I.0.’s normal disposition process.

Finally, should Council endorse this proposal, it needs to be clear that this includes
committing dedicated staff resources to implement the process. The associated
costs and recovery of these costs are provided in the financial implications sections
of this report.

The process that has been proposed by I.0. is illustrated in Figure 1, and provides
the City “exit” points should the City wish to terminate the process for any reason.
This figure also illustrates the targeted timelines in which it is anticipated for the
City to complete its RFP process and associated real estate transactions.
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Figure 1

Stage 1l Stage 2 Stage 3 Stage 4 Stage5
Letter of
. Intgptl . N Completion
Expression of Conditional City Request Conditional of Real Estate
Interest Agreement for Proposals Date e —
of Purchase
and Sale
Target  n1/18 Q3/18 Q2/19 Q3/19 Q4/19

Completion

Timelines

For clarity, the report addresses the acquisition and subsequent disposition of 243
acres of development land known as the former Wellington Detention Centre and
the Turf Grass Institute fronting Victoria Road and Stone Road. It is assumed that
the noted 38 acre Conservation parcel will not be included in the City’s RFP, but
would remain in the ownership of the City.

In summary 1.0. has proposed the following process to City staff. Staff's comments
are also provided within each stage.

Stage 1 - Expression of Interest (EOI)

o Should the City wish, it may submit its Expression of Interest (EOI) for
the subject lands, without the need for a deposit.

o The EOI would include the City’s preliminary terms and conditions.

o Subject to the EOI being mutually accepted the process will proceed to
Stage 2.

Stage 2 - Letter of Intent/Conditional Agreement of Purchase and Sale
(APS)

o The LOI will further define the proposed terms and conditions of a
potential transaction between the City and Province.

o During the LOI period the City will also seek full disclosure of current
property related information in order to complete its due diligence of
the property.

o Initial refundable deposit, to be applied to the purchase price is
payable.
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O

Matters that will be addressed in the LOI will include those relating to
transactional periods (i.e. conditional and closing dates), as well as
closing conditions.

Upon the City being satisfied with the proposed terms and conditions,
the contents of a condition APS will be developed and the City will
proceed to Stage 3.

Stage 3 - Request for Proposals

O

Upon the execution of the conditional APS, the City would implement
its request for proposals (RFP), as previously stated for the purpose of
selecting a preferred developer to implement the principles of the
Guelph Innovation District’s Secondary Plan.

It is also the objective of the RFP to keep the City whole with respect
to recovering funds that it has front-ended throughout the RFP.

It is expected that I.0. will have concluded its due diligence of the
subject properties prior to the start of the City’s RFP, the result of
which will further inform the City’s RFP.

I.0. has indicated that it is prepared to allow the City sufficient time to
implement its RFP, to allow for the identification of a suitable
development interest prior to the next stage.

The decision to proceed to Stage 4 is dependent on the results of the
City’s RFP process.

Stage 4 - Conditional Date

@)

A Conditional Date stipulates various conditions which must be met in
order for the APS to be binding on the parties.

Should the City’s RFP (Stage 3) process not be successful, prior to the
conditional date, the City will provide written notice to I.0. to
terminate its interest in the property and retain its original deposit.
Should the City be satisfied with the results of the RFP (Stage 3)
process, including the City contracting with a development interest and
receiving a suitable deposit, it will be the intent of the City to waive
the conditions of its APS with the Province and proceed to the next
stage.

Upon the waiving of conditions, a second deposit to be applied to the
purchase price will be payable.

Stage 5 - Completion of Real Estate Transaction Matters

O

This stage addresses the transfer of ownership of the subject
properties from the Province to the City, and the subsequent transfer
of ownership of the subject properties from the City to a development
interest.

The objective at this stage will be to keep the City financially whole,
through the second transaction which is intended to recover all costs
front-ended by the City to complete this full proposal.

This stage is dependent on the City being satisfied of the outcome of
Stages 3 and 4.
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DRAFT FINDINGS

It is the collective opinion of Business Development and Enterprise Services,
Strategy, Innovation, Intergovernmental Services, and Finance Services with the
endorsement of the Executive Team, that controlling the RFP process brings greater
certainty to realize the goals of the Secondary plan and other Council approved
strategies pertaining to environmental sustainability, job creation, innovation and
prosperity.

It also should be noted that the City has committed significant funds regarding the
planning and delivery of infrastructure in the east end of the City, in great part to
attract and leverage private sector investment, with the objective of achieving a
transformative change within the boundary of York, Victoria, and Watson Road. This
proposal will assist with the transformation of Victoria Road from the river south to
Stone Road.

In stating this, it needs to be recognized that this proposal contrasts with that of
solely relying on the existing Secondary Plan; a significantly lower risk alternative in
terms of resourcing, cost requirements, but not in terms of leading the City’s vision.

In order to build the City’s reputation and capacity as a leader in climate change
mitigation and environmental sustainability, it is argued that there are currently a
set of opportunities that, with concerted effort, could be brought together to
influence the development of the residential and employment lands in alignment
with the vision of the Secondary Plan.

Staff acknowledges that its recommendation to implement this proposal is bold, and
provides for significant yet controlled and mitigated financial exposure. In
considering this risk, staff have identified the following points where the City may
exit the process.

Stage 1 - Expression of Interest

Should the City and the Province not be able to come to an agreement on
establishing the principle terms and conditions of a transaction, the City may
withdraw its Expression of Interest at this time. The projected financial exposure to
the City would be limited to project management & administrative time incurred.

Stage 2 - Letter of Intent/Conditional Agreement of Purchase and Sale

In the event that the City and Province cannot come to agreements on the terms of
the LOI and/or conditional APS, the City may withdraw its Expression of Interest.
The projected financial exposure at this stage includes those provided in the
previous stage, plus additional project management and administrative time spent
and professional fees. In addition, a refundable deposit (the amount to be
determined) would be payable at this time.
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Stage 3 - Request for Proposal

This stage is controlled entirely by the City. It is anticipated that the RFP document
will require responding developers to address to the satisfaction of the City such
matters as: 1) compliance of development proposals with the secondary plan
objectives; 2) proposed deposit, financial terms and transactional conditions; and
3) development qualifications. The projected financial exposure at this stage
includes those provided in the previous stages, plus additional project management
& administrative time spent and professional fees incurred.

In the event that the City is not satisfied with the results of the RFP, it will withdraw
its Letter of Intent and terminate the Conditional Agreement of Purchase and Sale
without financial penalty, as long as it does so before the APS Conditional date.

Stage 4 - Conditional Date

At this stage, if the City it is not satisfied that it has a suitable partner, the City will
provide written notice that it wishes to terminate the APS prior to the Conditional
Date, and ask for its refundable deposit to be returned.

During this period it is anticipated that in addition to expended project management
and administrative time to date, financial exposure would also include funds
required to retain consultants, other professional assistance with the RFP, and
attend to such matters as finalizing legal agreements and actioning various real
estate technical/transactional matters.

Stage 5 - Completion of Real Estate Transaction Matters

As previously referenced, in order to achieve this stage the City will have satisfied
itself that it has contracted with a third party developer through its RFP process
prior to the Conditional Date of its APS with the Province.

If for some unforeseen reason the City’s partner relationship does not occur, the
City will have the developer deposit to offset some financial risk and the City will
have the following options:

1. Complete its transaction with the Province, and re-issue its RFP (to be clear,
staff do not have delegate authority to action this option and would come
back to Council seeking approval at that time);

2. Seek an amendment to the closing terms of the APS with the Province, and
re-issue its RFP;

3. Default on its agreement with the Province and default on funds related to
the default (which would include funds paid to the Province and costs
incurred by the City).
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Financial Implications

The following information provides the estimate of the operating costs and
implications to implement the proposed process. As stated earlier in this report,
the process contemplates “exit” points should they be required. Included in this
section is the estimated financial exposure to the City at each “exit” point. ATT - 2
provides a preliminary pro-forma relating to the proposed real estate transactions.

City Front Ended Costs

Project Management S 64 S 128
Project Administration S 20 S 40
RFP Costs S - S 50
Intergovernmental Advocacy S - S 12
Professional Costs S - S 560
Cost of Money S 4 S 24
Total S 88 $ 814
Recoveries by "Exit" Point ($k) Stage 1 Stage 2
Project Management S - S

Project Administration S - S

RFP Costs S - S
Professional Costs S - S
Intergovernmental Advocacy S - S

Cost of Money S - S

Total S - S -
City's Financial Exposure by "Exit" Point $ 88 S 814

Consultations

$ 192
$ 60
$ 100
$ 24
$ 1,120
$ 66
$ 1,562

Stage 3
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1,562
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256
80
150
36
1,680
131
2,333
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R R ¥, SR Vol Vo SR Vo SRR Vo R Vo R Vol

320
100
150

48

2,240
153

3,011

Stage 5

320

100

150

2,240

48

153

3,011

The following City departments have reviewed and provided input into this report:

e Finance Services - James Krauter, Deputy Treasurer / Manager of Taxation

and Revenue;

e Strategy, Innovation, Intergovernmental Services — Barb Swartzentruber,

Executive Director and Cathy Kennedy, Manager Policy and

Intergovernmental Relations;

Realty and Legal Services - Christine Joo, Associate Solicitor; and
¢ Planning, Urban Design and Building Services — Melissa Aldunate, Manager

Policy and Urban Design.

Corporate Administrative Plan

Overarching Goals
Service Excellence
Financial Stability

Service Area Operational Work Plans

Our Services - Municipal services that make lives better

Our People- Building a great community together
Our Resources - A solid foundation for a growing city
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Attachments

ATT-1 Map of Subject Properties

ATT- 2 Supplementary Information Regarding Report IDE-2017-140 Potential
Acquisition and Disposition of Property Within the Guelph Innovation
District (Confidential/Closed)

Departmental Approval

The following City departments have reviewed and approve the recommendations
provided in this report:

e Finance Services - Tara Baker, General Manager/Treasurer;
Business Development and Enterprise Services — Peter Cartwright, General
Manager;

e Strategy, Innovation, Intergovernmental Services — Barb Swartzentruber,
Executive Director;

e Executive Team

Report Author
Peter J. Cartwright, General Manager

J oot ‘//(i\//\
Approvecf By Recommended By
Peter J. Cartwright, PLE, RPP, MCIP Scott Stewart, C.E.T
General Manager Deputy CAO
Business Development and Infrastructure Development and Enterprise
Enterprise 519-822-1260, ext. 3445
519-822-1260, ext. 2820 scott.stewart@guelph.ca

peter.cartwright@guelph.ca
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ATT-1
Map of Properties
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