City Council - Planning Gljmélph

Meeting Agenda AN

Making a Difference
Monday, July 8, 2019 - 6:30 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.

Guelph City Council and Committee of the Whole meetings are streamed live on
guelph.ca/live.

Open Meeting — 6:30 p.m.

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.

IDE-2019-72 Environmental Advisory Committee and River
Systems Advisory Committee Review

Recommendation:

1. That a Natural Heritage Advisory Committee be established for the City of
Guelph in accordance with report IDE-2019-72.

2. That the existing Environmental Advisory Committee and the River Systems
Advisory Committee be disbanded as of December 31, 2019 and members
thanked for their contributions to the City of Guelph.

3. That staff be directed to develop terms of reference for the City of Guelph
Natural Heritage Advisory Committee for consideration by City Council in Q4
20109.
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IDE-2019-34 Decision Report
19-59 Lowes Road West Draft Plan of Vacant Land
Condominium and Zoning By-law Amendment
File: 23CDM-17504 and 2C1615 Ward 6

Recommendation:

1. That the application from Reid’s Heritage Homes on behalf of Parry Schnick
and Catriona Forbes for a Zoning By-law Amendment (ZC1615) to change
the zoning from the current “Residential Single Detached” (R.1B) Zone to a
“Specialized Single Detached” (R.1D-52) Zone to permit the development of
36 single detached dwellings on the properties municipally known as 19-59
Lowes Road West and legally described as All of Lots 3, 4, 5 and 6,
Registered Plan 508 and Part of Lots 15 and 16, Registered Plan 467,
Geographic Township of Puslinch, City of Guelph, be approved in accordance
with Attachment-3 of the Infrastructure, Development and Enterprise Report
2019-34 dated July 8, 2019.

2. That the application from Reid’s Heritage Homes on behalf of Parry Schnick
and Catriona Forbes for approval of a proposed Draft Plan of Vacant Land
Condominium (23CDM-17504) consisting of 36 single detached dwelling
units, as shown in Attachment-9, applying to the properties municipally
known as 19-59 Lowes Road West and legally described as All of Lots 3, 4, 5
and 6, Registered Plan 508 and Part of Lots 15 and 16, Registered Plan 467,
Geographic Township of Puslinch, City of Guelph, be approved for a period of
five (5) years in accordance with conditions noted in Attachment-3 of the
Infrastructure, Development and Enterprise Report 2019-34 dated July 8,
20109.

Public Meeting to Hear Applications
Under Sections 17, 34 and 51 of The Planning Act

(delegations permitted a maximum of 10 minutes)

IDE-2019-63 Statutory Public Meeting Report
7 and 9 Omar Street and 19 Alma Street North
Proposed Zoning By-law Amendment
File: 0ZS19-005 Ward 3

Staff Presentation:
Lindsay Sulatycki, Planner III, Senior Development Planner
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Recommendation:

That Report IDE-2019-63 regarding proposed Zoning By-law Amendment
application submitted by Black, Shoemaker, Robinson and Donaldson Limited
on behalf of the owner, Knight Lumber Limited to permit the development of
two new single detached residential dwellings and the redevelopment of the
two existing single detached residential dwellings on lands municipally known
as 7 and 9 Omar Street and 19 Alma Street North, and legally described as
Lots 62, 64, 65 and Part Lot 63, Registered Plan 258, City of Guelph from
Infrastructure, Development and Enterprise dated July 8, 2019, be received.

IDE-2019-66 Statutory Public Meeting Report
361 Whitelaw Road Proposed Official Plan and
Zoning By-law Amendments
File: 0ZS18-003, Ward 4

Staff Presentation:
Katie Nasswetter, Planner III, Senior Development Planner

Recommendation:

That Report IDE-2019-66, regarding a proposed Official Plan and Zoning By-
law Amendment application (File: 0ZS18-005) by GSP Group on behalf of the
owners: Armel Corporation, to permit a mixed density residential
development and a neighbourhood park on the lands municipally known as
361 Whitelaw Road and legally described as Part of the NE Half of Lot 5,
Concession 1, Division ‘B’ (Geographic Township of Guelph), City of Guelph,
from Infrastructure, Development and Enterprise dated July 8, 2019, be
received.

Special Resolutions

By-laws

Resolution to adopt the By-laws (Councillor MacKinnon).
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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Attachment-15 (continued):
Departmental and Agency Comments
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Attachment-15 (continued):
Departmental and Agency Comments

UPPER GRAND DISTRICT SCHOOL BOARD
500 Victoria Road North, Guelph, Ontario N1E 6K2
Phone: (519) 822-4420 Fax: (519) 822-2134

Martha C. Rogers
Director of Education

July 19, 2018 PLN: 18-66
File Code: R14

Sent by: mail & email

Michael Witmer

Development Planner Il

Infrastructure, Development and Enterprise

City of Guelph

1 Carden Street

Guelph, Ontario N1H 3A1

Dear Mr. Witmer;

Re: RESUBMISSION - 23CDM17504 & ZC1615
19-59 Lowes Road West

Planning staff at the Upper Grand District School Board has reviewed the Notice of Resubmission for the above noted
development. Be advised that the Planning Department has no concerns with the revised documentation. The
board’s original conditions submitted June 27, 2017 and February 22, 2018 {listed below) remain applicable.

e Education Development Charges shall be collected prior to the issuance of a building permit

e Adequate sidewalks, lighting and snow removal (on sidewalks and walkways) is provided to allow children to
walk safely to school or to a designated bus pickup point

e The developer and the Upper Grand District School Board reach an agreement regarding the supply and
erection of a sign (at the developers expense and according to the Board’s specifications) affixed to the
permanent development sign advising prospective residents that students may be directed to schools
outside the neighbourhood

e The developer agrees to advise all purchasers of residential units and/or renters of same, by inserting the
following clause in all offers of Purchase and Sale/Lease, until such time as a permanent school is assigned:

“Whereas the Upper Grand District School Board has designated this subdivision as a Development
Area for the purposes of school accommodation, and despite the best efforts of the Upper Grand
District School Board, sufficient accommodation may not be available for all anticipated students
from the area, you are hereby notified that students may be accommodated in temporary facilities
and/or bussed to a school outside the area, and further, that students may in future have to be
transferred to another school.”

¢ The developer agrees to advise all purchasers of residential units and/or renters of same, by inserting the
following clause in all offers of Purchase and Sale/Lease:

“In order to limit liability, public school buses operated by the Service de transport de Wellington-
Dufferin Student Transportation Services (STWDSTS), or its assigns or successors, will not travel on
privately owned or maintained right-of-ways to pick up students, and potential busing students
will be required to meet the bus at a congregated bus pick-up point.”
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Attachment-16:

Public Notification Summary

September 1, 2016

September 20, 2016

September 28, 2016

October 5, 2016

October 20, 2016

November 14, 2016

May 31, 2017

June 15, 2017

June 16, 2017

June 19, 2017

June 26, 2017

July 10, 2017

June 13, 2019

July 8, 2019

Zoning By-law Amendment Application received by the
City of Guelph

Zoning By-law Amendment Application deemed complete

Notice sign for Zoning By-law Amendment placed on
property

Notice of Complete Application for Zoning By-law
Amendment mailed to prescribed Agencies, City
departments and surrounding property owners within 120
metres

Notice of Public Meeting for Zoning By-law Amendment
advertised in the Guelph Mercury Tribune

Statutory Public Meeting of Council for Zoning By-law
Amendment

Revised Zoning By-law Amendment and New Vacant Land
Condominium Applications received by the City of Guelph

Notice of Public Meeting for Zoning By-law Amendment
and Vacant Land Condominium advertised in the Guelph
Mercury Tribune

Vacant Land Condominium Application deemed complete
Notice of Complete Application for Vacant Land
Condominium and Revised Zoning By-law Amendment
mailed to prescribed Agencies, City departments and
surrounding property owners within 120 metres

New notice sign for revised Zoning By-law Amendment
and Vacant Land Condominium placed on property

Second Statutory Public Meeting of Council

Notice of Decision Meeting sent to parties that
commented or requested notice

City Council Meeting to consider staff recommendation
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Staff Guelph

w
Report

To City Council

Service Area Infrastructure, Development and Enterprise Services
Date Monday, July 8, 2019

Subject Statutory Public Meeting Report

7 and 9 Omar Street and 19 Alma Street North
Proposed Zoning By-law Amendment

File: 0Z2S19-005

Ward 3

Report Number IDE-2019-63

Recommendation

That Report IDE-2019-63 regarding proposed Zoning By-law Amendment
application submitted by Black, Shoemaker, Robinson and Donaldson Limited on
behalf of the owner, Knight Lumber Limited to permit the development of two new
single detached residential dwellings and the redevelopment of the two existing
single detached residential dwellings on lands municipally known as 7 and 9 Omar
Street and 19 Alma Street North, and legally described as Lots 62, 64, 65 and Part
Lot 63, Registered Plan 258, City of Guelph from Infrastructure, Development and
Enterprise dated July 8, 2019, be received.

Executive Summary

Purpose of Report

To provide planning information on a Zoning By-law Amendment application
submitted for the lands municipally known as 7 and 9 Omar Street and 19 Alma
Street North. The purpose of the proposed Zoning By-law Amendment is to permit
the development of two new single detached residential dwellings and the
redevelopment of the two existing single detached residential dwellings. This report
has been prepared in conjunction with the Statutory Public Meeting for this
application.

Key Findings

Key findings will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.

Financial Implications

Financial implications will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.
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Report

Background

An application was received from Black, Shoemaker, Robinson and Donaldson
Limited on behalf of the owner, Knight Lumber Limited to amend the Zoning By-law
for the lands municipally known as 7 and 9 Omar Street and 19 Alma Street North.
The application was received by the City on April 11, 2019 and deemed to be
complete on May 10, 2019.

Location

The subject lands are located at the south-east corner of Omar Street and Alma
Street North. The lands are one consolidated parcel (see Attachment 1 - Location
Map and Attachment 2 - Aerial Photograph). The lands are approximately 0.2443
hectares in size with approximately 30 metres of frontage along Omar Street and
approximately 55 metres of frontage along Alma Street. There is an existing one-
storey single detached residential dwelling located at 9 Omar Street and an existing
one-storey single detached residential dwelling and detached garage located at 7
Omar Street.

The existing “Industrial” (B.4) zoning on the subject lands recognizes the previous
use of the lands by Knight Lumber. Previously there was a one-storey frame
industrial garage building located along the Alma Street frontage which was used as
a maintenance facility for the Knight Lumber fleet. Another industrial garage
building was located along the unopened Lucan Street Road allowance.

Surrounding land uses include:

To the north: Omar Street, beyond which are lands zoned for and developed with
single detached residential dwellings;

To the south: the unopened Lucan Street road allowance, beyond which is the
Canadian National Railway line;

To the east:  lands zoned for and developed with single detached residential
dwellings; and,

To the west: Alma Street, beyond which are lands developed with single detached
residential dwellings.

Existing Official Plan Land Use Designations and Policies

The Official Plan land use designation that applies to the subject lands is “Low
Density Residential”. This designation applies to residential areas within the built-
up area of the city that are currently predominantly low-density in character. The
predominant land use in this designation is residential and includes single and semi-
detached dwellings, and multiple unit residential buildings, such as townhouses and
apartments. The maximum building height within this designation is three (3)
storeys. The minimum density required in this designation is 15 units per hectare
and the maximum density permitted is 35 units per hectare.

The relevant policies for the applicable land use designation is included in
Attachment 3.

Existing Zoning

The subject lands are currently zoned “Industrial” (B.4), according to Zoning By-law
(1995)-14864, as amended. The existing zoning is shown in Attachment 4.
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Proposed Zoning By-law Amendment

The intent of the application is to change the zoning from the “Industrial” (B.4)
Zone to a “Specialized Residential Single Detached” (R.1D-?) Zone to permit the
development of two new single detached residential dwellings and the
redevelopment of the two existing single detached residential dwellings. In addition
to the regulations set out in Table 5.1.2 for the “"Residential Single Detached”
(R.1D) Zone of Zoning By-law (1995)-14864, as amended, the following specialized
regulations have been requested to facilitate this proposal:

e To permit a maximum driveway width of 6 metres, whereas Section
4.13.7.2.1 of the Zoning By-law permits a maximum driveway width of 5
metres in the R.1D Zone; and,

e To require a minimum right side yard setback of 4.7 metres, for the proposed
new lot closest to the CN rail line, whereas the Zoning By-law permits a
minimum side yard setback of 1.5 metres. Due to the presence of the CN
rail line, a building setback of 30 metres is required from the main line track,
which results in a greater side yard setback for this lot.

The proposed zoning is shown in Attachment 5.
Proposed Development

The applicant is proposing to develop the subject lands with two new single
detached residential dwellings and redevelop the two existing single detached
residential dwellings. Future Consent applications to the Committee of Adjustment
will be required to separate the subject lands into separate parcels.

The conceptual site plan is included in Attachment 6.
Supporting Documents

The following information was submitted in support of the application and can be
found on the City’s website under ‘Current Development Applications’:

e Planning Justification Report, prepared by Black, Shoemaker, Robinson and
Donaldson Limited, dated April 2019;

e Conceptual Plan, prepared by Black, Shoemaker, Robinson and Donaldson
Limited, dated October 15, 2018;

e Functional Servicing Letter, prepared by GM BluePlan Engineering Limited,
dated April 4, 2019;

e Preliminary Grading and Servicing Plans (GSP-1) and (GSP-2), prepared by
GM Blue Plan Engineering Limited, dated November 2018;

e Phase One Environmental Site Assessment, prepared by MTE Consultants
Inc. dated October 31, 2016;

e Phase Two Environmental Site Assessment, prepared by MTE Consultants
Inc., dated December 15, 2017;

e Record of Site Condition (included as Appendix 1 in Planning Justification
Report); and,

e Tree Protection Plan, prepared by Ascents Tree, dated December 19, 2018.

Staff Review

The review of this application will address the following issues:
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e Evaluation of the proposal against the 2014 Provincial Policy Statement and
Places to Grow: Growth Plan for the Greater Golden Horseshoe;
Evaluation of the proposal’s conformity with the Official Plan;

e Review of the proposed site layout and built form;
Review of the proposed zoning, including the need for any specialized
regulations;

e Review of supporting documents submitted in support of the application;
and,

e Address all comments and issues raised during the review of the application.

e Once the application is reviewed and all issues are addressed, a report from
Infrastructure, Development and Enterprise with a recommendation will be
considered at a future meeting of Council.

Financial Implications

Financial implications will be reported in the future staff recommendation report to
Council.

Consultations

The Notice of Complete Application was mailed on May 17, 2019 to local boards and
agencies, City service areas and property owners within 120 metres of the subject
lands. The Notice of Public Meeting was mailed on June 14, 2019 to local boards
and agencies, City service areas, property owners within 120 metres of the subject
lands and any other interested parties who requested notification. The Notice of
Public Meeting was also advertised in the Guelph Tribune on June 13, 2019. Notice
of the application has also been provided by signage on the subject lands and all
supporting documents submitted with the application have been posted on the
City's website.

Corporate Administrative Plan

This report supports the following goals and work plans of the Corporate
Administrative Plan (2016-2018):

Overarching Goals

Service Excellence

Service Area Operational Work Plans

Our People - Building a great community together
Attachments

Attachment 1 - Location Map and 120m Circulation

Attachment 2 - Aerial Photograph

Attachment 3 - Existing Official Plan Land Use Designations and Policies
Attachment 4 - Existing Zoning

Attachment 5 - Proposed Zoning

Attachment 6 - Conceptual Site Plan
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Departmental Approval
Not applicable.

Report Author Approved By

Lindsay Sulatycki, MCIP, RPP Chris DeVriendt, MCIP, RPP

Senior Development Planner Manager of Development Planning
/] :

Ap oved By Recommended By

Todd Salter, MCIP, RPP Scott Stewart, C.E.T.

General Manager Deputy Chief Administrative Officer

Planning and Building Services Infrastructure, Development and

Infrastructure, Development and Enterprise Services

Enterprise Services 519-822-1260 extension 3445

519-822-1260 extension 2395 scott.stewart@guelph.ca

todd.salter@guelph.ca
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ATTACHMENT 1 - Location Map and 120m Circulation
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ATTACHMENT 2 - Aerial Photograph
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ATTACHMENT 3 - Official Plan Land Use Designations and Policies
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ATTACHMENT 3 (continued) - Existing Official Plan 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
ii) 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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ATTACHMENT 4 - Existing Zoning
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ATTACHMENT 5 - Proposed Zoning
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ATTACHMENT 6 - Conceptual Site Plan
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Staff Guelph

w
Report

To City Council

Service Area Infrastructure, Development and Enterprise Services
Date Monday, July 8, 2019

Subject Statutory Public Meeting Report

361 Whitelaw Road
Proposed Official Plan and Zoning By-law Amendments
File: 0ZS18-003, Ward 4

Report Number IDE-2019-66

Recommendation

That Report IDE-2019-66, regarding a proposed Official Plan and Zoning By-law
Amendment application (File: 0ZS18-005) by GSP Group on behalf of the owners:
Armel Corporation, to permit a mixed density residential development and a
neighbourhood park on the lands municipally known as 361 Whitelaw Road and
legally described as Part of the NE Half of Lot 5, Concession 1, Division ‘B’
(Geographic Township of Guelph), City of Guelph, from Infrastructure, Development
and Enterprise dated July 8, 2019, be received.

Executive Summary

Purpose of Report

To provide planning information on revised Official Plan Amendment and Zoning By-
law Amendment applications submitted for the property municipally known as 361
Whitelaw Road to permit the development of up to 700 townhouse and apartment
units together with a neighbourhood park. This report has been prepared in
conjunction with the second Statutory Public Meeting for this application.

Key Findings

Key findings will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.

Financial Implications

Financial implications will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.
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Report

Background

Applications to amend the Official Plan and Zoning By-law were submitted for the
property municipally known as 361 Whitelaw Road from GSP Group on behalf of the
property owner, Armel Corporation on August 24, 2018 and deemed to be complete
on September 20, 2018. The applicant proposed up to 800 new apartment and
townhouse units together with a neighbourhood park. This original plan is shown in
Attachment 7.

A statutory Public Meeting was held to discuss the application on December 10,
2018. At the meeting, concerns were raised by Council and the neighbourhood
regarding a range of issues related to the proposed height and density on the site.
Following the Public Meeting, the applicant reviewed public and agency comments
and submitted a revised application on May 27, 2019.

Location

The subject property is located at the south-west corner of Paisley Road and Whitelaw
Road (see Attachment 1 - Location Map and Attachment 2 - Orthophoto). The portion of
the subject property within the City of Guelph is approximately 7 hectares in size,
though it is part of a larger land parcel in the Township of Guelph-Eramosa. The subject
site has a frontage of approximately 190 metres along Paisley Road within the City of
Guelph and a frontage of approximately 480 metres along Whitelaw Road. The site is
currently vacant and a portion of it is used as agricultural land.

Surrounding land uses include:

To the north: Paisley Road, beyond which are vacant commercial lands that are part
of the mixed use node;

To the south: single detached dwellings along Whitelaw and Shoemaker Crescent;
To the east: Whitelaw Road, beyond which are currently vacant lands zoned
"General Residential Apartment" that are expected to be developed in the near
future together with a small woodlot; and,

To the west: a wetland, woodlot and agricultural lands that are situated in the
Township of Guelph-Eramosa.

Existing Official Plan Land Use Designhations and Policies

The subject property is designated “Low Density Greenfield Residential” with a
small portion of the westerly edge of the site designated as “Significant Natural
Area” that is the edge of an adjacent wetland and woodlot to the west situated in
the Township of Guelph-Eramosa.

The northeast portion of the site, closest to the intersection of Paisley Road and
Whitelaw Road is part of the Paisley/Imperial Community Mixed Use Node. The
entire site is also designated as ‘Greenfield Area’ under the provincial Growth Plan.

The applicable land use designations are shown and described in Attachment 3.

Page 2 of 20



Proposed Official Plan Amendment

The first application proposed an Official Plan Amendment to redesignate the lands
to a site specific "High Density Residential” designation for all the proposed
residential lands and an “"Open Space and Parks” designation for the proposed park.

The revised application proposes that the northerly third of the site be redesignated
as “High Density Residential”, the middle portion of the site be redesignated as
“Medium Density Residential” and the southerly portion of the site be designated as
“Open Space and Parks”.

Further details of the proposed Official Plan amendment are included in Attachment
4,

Existing Zoning

The subject property is currently zoned “Urban Reserve” (UR) along Whitelaw Road
and the westerly portion of the site is zoned “Agriculture” (A) in the Township of
Guelph-Eramosa Zoning By-law. The Urban Reserve zone acts as a placeholder in
an area requiring further study. It generally permits agriculture and conservation
uses, though further development requires a rezoning. The Agriculture zone
remains from when the City annexed this portion of the site from the Township of
Guelph-Eramosa.

The existing zoning is shown in Attachment 5.

Proposed Zoning By-law Amendment

The applicant originally proposed to rezone the site to a “Specialized High Density
Apartment” (R.4B-?) and “Neighbourhood Park” (P.2) Zone. The applicant proposed a
number of specialized regulations to permit additional density and control height in the
proposed R.4B-? Zone.

The revised application proposes that the northerly portion of the site be rezoned to a
“Specialized High Density Apartment” (R.4B-?) Zone, the central portion of the site be
rezoned to a “Specialized General Apartment (R.4A-?) Zone and the southerly portion
of the site be rezoned to the “"Neighbourhood Park” (P.2) Zone. The revised zoning
proposed is shown in Attachment 6.

The following specialized regulations are proposed to be applied to both the R.4B-? and
R.4A-? portions of the site:

e To permit the R.4B-? and R.4A-? portions of the site be considered one lot
for the purposes of regulating front, side and rear yards and common
amenity area;

e To permit the minimum rear yard setback to be 10 metres where 20% of
the lot depth is required;

e To permit a parking ratio of 1.07 parking spaces per dwelling unit,
inclusive of visitor parking where the bylaw requires 1 space per
townhouse unit and 1.5 spaces for the first 20 apartment units and 1.25
for each additional apartment unit;
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e To permit the minimum parking space dimensions for at grade and below
grade spaces to be 2.75 metres by 5.5 metres, where the Zoning By-law
requires parking spaces in a garage to be 3 metres by 6 metres.

Specific only to the R.4B-? (Specialized High Density Apartment) portion of the site, the
following specialized regulations are proposed:

e to permit a maximum angular plane of 60 degrees on Whitelaw Road,
where 45 degrees is required;

e to permit a minimum distance between apartment buildings of 15 metres
where the Zoning By-law requires a minimum distance of half the total
building height.

Specific only to the R.4A-? (Specialized General Apartment) Zone, the following
specialized regulations are proposed:

e That townhouses, stacked townhouses and back-to-back townhouses be
permitted.

e That the minimum distance between blocks of townhouses, stacked
townhouses and back-to-back townhouses be 3 metres where the standard
regulations require 15 metres if there are windows to habitable rooms.

e That the maximum floor space index (FSI) be 1.2 where the standard
regulations require an FSI of 1.0.

Proposed Development

Originally the applicant proposed the site be developed in three distinct areas. The
northern portion of the site closest to Paisley Road was proposed to have 5 apartment
buildings, 8-10 storeys high with approximately 620 dwelling units. The middle portion
of the site is proposed to be up to four storey high stacked townhouses and/or low rise
apartment buildings. Two accesses to the residential portion of the site were proposed
from Whitelaw Road with interior private road connections. A neighbourhood park
approximately 1.2 hectares in size was proposed on the southern end of the site with
access to Whitelaw Road and running behind the single-detached dwellings on the west
side of Whitelaw Road with a possible connection to the end of Shoemaker Crescent.

The revised proposal maintains 3 distinct areas to the site. The northerly third of the
site is proposed to be High Density Residential, with 4 apartment buildings, 8-9 storeys
in height, containing up to 492 residential units. The middle portion of the site is
proposed to contain 2 six storey apartment buildings containing 80 residential units
total, together with 128 stacked, back-to-back townhouses. In total approximately 700
units are proposed. Three accesses to the site are proposed, 2 from Whitelaw Road and
a new access from Paisley Road on the north end of the site. The south end of the site
still proposes a neighbourhood scale park which is 1.4 hectares in size.

The original and revised conceptual site plans are shown in Attachment 7. A site
perspective of the proposed development is shown in Attachment 8.
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Supporting Documents

The following information was submitted in support of the revised applications and can
be found together with the original submission information on the City’s website under
‘Current Development Applications’:

e Planning Report Addendum, prepared by GSP Group, dated May 2019;

e Urban Design Brief Addendum, prepared by GSP Group, dated May 2019;

e Revised Concept Plan, Site Cross-sections and Conceptual Aerial View,
prepared by WZMH Architects, dated May, 2019;

e Revised Functional Servicing Brief, prepared by GM BluePlan Engineering,
dated May 2019;

e Environmental Impact Study Addendum, prepared by Natural Resource
Solutions, dated May 2019;

e Tree Inventory and Preservation Plan, prepared by Natural Resource
Solutions, dated May 2019;

e Hydrogeological Study Technical Memo, prepared by GM BluePlan
Engineering, dated May 2019;

e Additional Transportation Information, prepared by Salvini Consulting, dated
May 2019;

e Site Line Review, prepared by GM Blue Plan Engineering, dated May 2019.

Staff Review

The review of this application will address the following issues:

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

e Evaluation of the proposal’s conformity with the Official Plan; including the
proposed Official Plan amendment

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

e Review of the proposed site layout and built form, parking and pedestrian
connections;

e Review of the proposal’s contribution to meeting Guelph’s Community Energy
Initiative, including the goal of being a Net Zero Carbon community by 2050.

e Review of supporting documents submitted in support of the application;
and,

e Address all comments and issues raised during the review of the application.

Once the application is reviewed and all issues are addressed, a report from
Infrastructure, Development and Enterprise with a recommendation will be
considered at a future meeting of Council.

Financial Implications

Financial implications will be reported in the future staff recommendation report to
Council.

Consultations

The Notice of Revised Application and Public Meeting was mailed on June 13, 2019
to local boards and agencies, City service areas and property owners within 120
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metres of the subject property and also advertised in the Guelph Tribune. Notice of
the application has also been previously provided by signage on the property and
all supporting documents submitted with the application has been posted on the
City’s website.

Corporate Administrative Plan
Overarching Goals

Service Excellence

Service Area Operational Work Plans

Our People - Building a great community together

Attachments

Attachment 1 - Location Map and 120m Circulation

Attachment 2 - Aerial Photograph

Attachment 3 - Existing Official Plan Land Use Designations and Policies
Attachment 4 - Proposed Official Plan Land Use Designations and Policies
Attachment 5 - Existing Zoning

Attachment 6 - Proposed Zoning

Attachment 7 - Original and Revised Site Concept Plans

Attachment 8 - Proposed Site Perspective

Departmental Approval

Not applicable
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Todd Salter, MCIP, RPP Scott Stewart, C.E.T.
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Page 7 of 20



ATTACHMENT 1 - Location Map and 120m Circulation

e e e 1

\'ﬂ%‘\‘gy

Township of
Guelph/Eramosa

ty Limits

Ci
! ¢l
WY
V4 say vl

Portion of Site to be Developed
361 Whitelaw Road

]

120m Circulation Buffer
_——--_--—_—_‘

WELLINGTONIRD,3] ——PAISLEVRD

A Y
%
Subject Property:
361 Whitelaw Road & ‘l
7117 Wellington Road 31 t n
)
' VS
%
v
iy
s
] é =
IS
3 | 7
\ ————— - - Y S S . S S : (’UNR‘SE"CT
i
1 al
Portion of Site withinTownship of Guelph/Eramosa
Not Part of Planning Applications = &
7117 Wellington Road 31 —one ME
s 58
| Ees = =9
N=SEST &
aiis= S =
: [[J
0 ﬂ [T] ‘\

><’l/

N.T.S.

LOCATION MAP & 120 METRE CIRCULATION
361 Whitelaw Road & 7117 Wellington Road 31

Page 8 of 20



ATTACHMENT 2 - Aeri

\Township:of,
Guelph/Eramosa

Subject Lands
361 Whitelaw Road

al Photograph

2017 Aerial Photograph
361 Whitelaw Road

S PAISLEY;RD:

~GEph

Ranning and Buikding Services
June 2019

Page 9 of 20



ATTACHMENT 3 - Official Plan Land Use Designations and Policies
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ATTACHMENT 3 (continued) - Existing Official Plan Land Use
Designations and Policies

9.3.3 Low Density Greenfield Residential

This designation applies to residential areas within the greenfield area of the city.
The greenfield area is planned to achieve an overall minimum density target of 50
persons and jobs per hectare.

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
ii.  multiple unit residential buildings, such as townhouses and apartments.

Height and Density

To allow for flexibility and to contribute toward the achievement of the overall
minimum density target of 50 persons and jobs per hectare for the greenfield area,
the following height and density policies apply.

2. The maximum height shall be six (6) storeys.

3. The maximum net density is 60 units per hectare and not less than a minimum
net density of 20 units per hectare.

4. Notwithstanding policy 9.3.3.3, increased density may be permitted for
development proposals on arterial and collector roads without an amendment to
this Plan up to a maximum net density of 100 units per hectare in accordance
with the Height and Density Bonus policies of this Plan.

4.1.3 Significant Natural Areas

This section outlines specific objectives, criteria for designation and policies for
Significant Natural Areas and their buffers. Specific policies related to Natural
Heritage System management and stewardship are provided in Section 4.1 and 4.2.

4.1.3.1 General Policies: Significant Natural Areas

Development or site alteration shall not be permitted within Significant Natural
Areas including their established or minimum buffers as designated on Schedule 1,
except in accordance with the general policies in 4.1.2 and the Significant Natural
Areas policies in 4.1.3.

In accordance with the applicable policies in 4.1.2 and 4.1.3, development or site
alteration may be permitted within the adjacent lands to Significant Natural Areas
provided that it has been demonstrated through an EIS or EA that there will be no
negative impacts to the protected natural heritage features and areas or their
associated ecological functions.
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ATTACHMENT 4 - Proposed Official Plan Designations
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ATTACHMENT 4 - Proposed Official Plan Designations

9.3.5 High Density Residential

The predominant use of land within the High Density Residential Designation shall
be high density multiple unit residential building forms.

Permitted Uses

1. The following uses may be permitted subject to the applicable provisions of this
Plan:

i.  multiple unit residential buildings generally in the form of apartments.
Height and Density

2. The minimum height is three (3) storeys and the maximum height is ten (10)
storeys

3. The maximum net density is 150 units per hectare and not less than a minimum
net density of 100 units per hectare.

4. Increased height and density may be permitted in accordance with the Height
and Density Bonus policies of this Plan.

9.7 Open Space and Parks

Open space and parks provide health, environmental, aesthetic and economic
benefits that are important elements for a good quality of life. Lands designated
Open Space and Parks are public or private areas where the predominant use or
function is active or passive recreational activities, conservation management and
other open space uses.

Objectives

a) To develop a balanced distribution of open space, active and passive
parkland and recreation facilities that meet the needs of all residents and are
conveniently located, accessible and safe.

b) To co-operate and partner with other public, quasi-public and private
organizations in the provision of open space, trails and parks to maximize
benefits to the community.

c) To assist in protecting the City’s urban forests, the Natural Heritage System
and cultural heritage resources.

Policies

1. Where any land designated Open Space and Parks is under private ownership,
this Plan does not imply that such land is open to the general public or that the
land will be purchased by the City or any other public agency.

2. Where lands designated Open Space and Parks are in private ownership and a
development application is made requesting a change to a land use other than
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Open Space and Parks, due consideration shall be given by Council to the
following:

Council will consider the acquisition of the subject lands, having regard for the
following:

a) the provision of adequate open space, parks and recreational areas,
particularly in the vicinity of the subject lands;

b) the existence of cultural heritage resources or natural heritage features on
the site;

c) the recreational service that is provided by the existing use and the benefits
and costs accruing to the City through the public acquisition of the property;

d) the possibility of any other government agency purchasing or sharing in the
purchase of the subject lands; and

e) the ability of the City to purchase the lands and the priority of the lands in
relation to the City's overall open space and parks acquisition plan.

If acquisition of lands is not deemed appropriate, Council shall consider other
arrangements to retain the lands in an Open Space and Parks designation by
such means as management agreements or easements, where applicable.

. Where the City or any other government agency does not wish to purchase the

subject lands, and suitable alternative arrangements to secure the lands in an
Open Space and Parks designhation have not been derived, due consideration
shall be given by Council to amending the Official Plan. When considering such
amendments, the City may require a comprehensive study be conducted to
determine the most desirable function and use of the lands. In spite of the
above, there is no public obligation either to redesignate or purchase any areas
designated Open Space and Parks.

When developing major recreation facilities such as indoor swimming pools,
arenas or major parks or open space areas, consideration shall be given to
locating such facilities in association with major community shopping,
educational or cultural facilities.

. Where appropriate, the City may implement practices that naturalize portions of

City parks and incorporate indigenous vegetation.

Permitted Uses

6. The following uses may be permitted in the Open Space and Parks designation,

7.

subject to the applicable provisions of this Plan:

public and private recreational uses and facilities;
parks;

golf courses;

conservation lands;

cemeteries; and

complementary uses.

Complementary uses are uses that are normally associated with the main
recreational use, are compatible with, and do not detract from or restrict, the
primary function of the Open Space and Parks designation. Such complementary
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uses may include, but are not necessarily restricted to horticulture, restaurants,
club houses, pro shops, public halls and other accessory buildings.
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ATTACHMENT 5 - Existing Zoning
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ATTACHMENT 6 - Proposed Zoning
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ATTACHMENT 7 - Original and Revised Site Concept Plans

Original Site Concept Plan (September 2018)
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Revised Site Concept Plan (May 2019)
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+ Whitelaw Residential Development Aerial View East from Paisley

Date
19.05.28

WZMH ARCHITECTS 7

ATTACHMENT 8 - Proposed Site Perspective
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