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1 INTRODUCTION

On behalf of Heybolt Ontario Ltd.(*Owner”), Baker Planning Group is submitting a Zoning By-law
Amendment Application for land known municipally as 17 Peel Street, St. Marys (“Site”)(Figure 1).

The Site is an elevated property located at the intersection of Peel Street and Queen Street East and
is 1,670 square metres in size with 36.531 metres of frontage on Queen Street East and 45.720
metres of frontage on Peel Street. The Site has two existing structures comprised of an institutional
building (Building A), where the Salvation Army currently operates their outreach initiatives and an
accessory building (Building B) used as a residence for the institutional leadership. The Site is bound
by a retaining wall on Queen Street East and a portion along Peel Street, and a ten (120) foot wide
vegetated Festival Hydro Easement to the south. There is an existing driveway access from Peel
Street that connects to an asphalted off-street parking area on Site’s eastern edge. There is a
walkway/stair connection from the parking area to the intersection of Peel Street and Queen Street
East. The remaining area of the Site is manicured lawn.

There is one (1) mature tree located in front of Building B along the Peel Street property line and a
treeline along the southern and southeastern property line . There are also two (2) trees and some
shrubbery along the northern property line between the retaining wall and Building A. The Site has
a strong gradient from east to west, reflective of Queen Street East and the general topography of
St. Marys.

The area surrounding the Site includes a mix of land uses (Figure 2), including:

South, east, northeast: low and medium density residential
West and northwest: commercial

The Central Commercial District and Business Improvement Area (BIA) for St. Marys has Peel Street
as its eastern boundary. The properties to the immediate east of the Site are within the defined
downtown.

The Site is within walking distance of a range of parks, commercial uses and community services. It
is also in proximity to the local schools, including St. Marys District Collegiate and Institute (7oom),
Holy Name of Mary School (750m) and Little Falls Public School (1.5km).

The Site is designated "Residential” in the Town of St. Marys Official Plan (*OP”) and Queen Street
East is identified as an arterial road and Peel Street as a local road. To accommodate the existing
uses, and in keeping with the OP, the Site is currently zoned “Institutional () in the St. Marys
Zoning By-law.

The Planning Justification Report (“Report”) has been prepared to fulfill the submission
requirements set-out by the Town of St. Marys. The Report provides a summary of the proposed
land uses and the applicable land use policies and will address the appropriateness of the Application
and if it constitutes good land use planning.
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1-1 PROPOSED DEVELOPMENT

The Owner is proposing a phased adaptive reuse of the Site, utilizing the two existing buildings to
provide a range of residential and commercial uses (“Proposed Development”)(Figure 3). The intent
is to maintain the general site layout, including access from Peel Street, the parking area and the
walkways and to re-purpose the interior of the existing buildings. Minor exterior building
modifications will be required, including the addition of windows.

The first phase of the adaptive reuse would include:

The addition of three (3) dwelling units (two in Building A and one in Building B)
The retention of 162 square metres for the Salvation Army within Building A
A commercial kitchen for the retail sale of pre-purchased bulk frozen food items (30 square
metres) within Building A
4. Office for use by a massage therapist (30 square metres) within Building A

The second phase of the redevelopment would include:

1. Atotal of 8 dwelling units (six in Building A and two in Building B)
2. A commercial kitchen for the retail sale of pre-purchased bulk frozen food items (30 square
metres) within Building A

The proposed dwellings in both Phase 1 and Phase 2 will consist of 1 and two-bedroom units with a
portion being affordable to the lowest 60 per cent of income distribution for Perth County
households as outlined in the Stratford, Perth County, and St. Marys Housing and Homelessness
Plan (5-year update 2020-2024).

The dwellings units will contribute to the mix of rental housing, and the Owner is open to considering
accessible units on the main floor of Building A. Both the off-street parkings and accessible parkings
are proposed within the existing parking area on the Site. The enclosed garbage area and
loading/unloading will continue to be located in defined loading area on Peel Street.

The existing concrete retaining wall is located within the municipal right-of-way and will continue to
be maintained. The fencing on the Site will be replaced, including a new fence along the eastern
property line.

As outlined in the Functional Servicing Letter, existing municipal sanitary, storm and water services
connections are available to the Site. Through a future Site Plan Application, required servicing,

grading and drainage plans will be provided.

To permit the proposed redevelopment, a Zoning By-law Amendment is required to a site-specific
R5 Zone within the Town of St. Marys Zoning By-law.

1-2 ZONING BY-LAW AMENDMENT APPLICATION
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To permit the Proposed Development, a Zoning By-law Amendment is required to rezone the Site
from “Institutional (1) to “Residential Zone Five (R5)” with the following site-specific regulations:

Permitted Uses

Notwithstanding the provisions of Section 12.1 of By-law No. Z1-1997 to the contrary, the following
uses shall also be permitted on the lands located within the “R5-XX" zone as shown on Key Map 13
of Schedule “A” to this By-law (also shown on Schedule “A” to By-law No. Z19-2000):

Dwelling Units

Wholesale Establishment (commercial)

Institutional Use

Professional Office, including a registered massage therapist

Requirements

Notwithstanding the provisions of Section 12.2 of By-law No. Z1-1997 to the contrary, the following
zone provisions shall apply to the lands located within the “R5-XX" zone as shown on Key Map 13 of
Schedule “A” to this By-law (also shown on Schedule “A” to By-law No. Z19-2000):

e Theexisting lot area, lot frontage, yard setbacks, building separation setbacks, lot coverage,
and building height shall be deemed to comply with the Zoning By-law

e Section 5.6 (Daylight or Sight Triangles) requirements shall not apply

e A Wholesale Establishment (commercial) shall have a maximum gross floor area of 30 square
metres

e Alnstitutional Use shall have a maximum gross floor area of 400 square metres

e A Professional Office shall have a maximum gross floor area of 30 square metres and shall
include the office of a registered massage therapist

e An off-street parking rate of 1.25 spaces per dwelling unit shall be required

e An off-street parking rate of 1.0 space per 30 square metres of Professional Office shall be
required

e To permita planting strip to include either a minimum 1.5 metres of opaque visual barrier or
a solid wood fence with a height 1.8 metres
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2 PLANNING POLICY FRAMEWORK

This Section of the Planning Justification Report provides an overview of the relevant planning
policies to the Proposed Development and the Zoning By-law Amendment Application.

2-1 PLANNING ACT

The Planning Act, R.S.0. 1990, CHAPTER P.13, provides provincial legislation that “sets out the

ground rules for land use planning in Ontario. It describes how land uses may be controlled, and who
may control them.”

Section 2 of the Planning Act outlines the matters of provincial interest that the council of a
municipality, a planning board and the Local Planning Appeal Tribunal shall have regard to in
carrying out their responsibilities under the Act. The following table provides a summary of the
provincial interests, along with an analysis as it relates to the Proposed Development and the subject

Zoning By-law Amendment Application.

Table 2-1: Summary of Provincial Interest

Section | Provincial Interest Analysis

a) the protection of ecological systems, | The Site does not contain any defined natural
including natural areas, features and | areas. The Owner will seek to maintain all
functions existing healthy trees.

b) the protection of the agricultural | The Site is not identified as being an area with
resources of the Province known agricultural resources, and the land has

already been developed for institutional uses.
The development is an adaptive reuse
development where no new structures are
proposed.

C) the conservation and management of | The Site does not contain any natural resources
natural resources and the mineral | or mineral resources, as set out in the Town
resource base planning documents.

d) the conservation of features of | There are no known significant features on the
significant  architectural, cultural, | Site per the mapping in the Official Plan, and
historical, archaeological or scientific | the Site is located within an existing built-up
interest area.

e) the supply, efficient wuse and | Full municipal water service is available for the
conservation of energy and water proposed uses.

f) the adequate provision and efficient | ¢ Communication services are available.
use of communication, | e Waterand Sanitary services are available on
transportation, sewage and water Queen Street.
services and waste management | e Waste management to be accommodated
systems on-site with unloading in the existing

location on Peel Street South.
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Section | Provincial Interest Analysis

¢)) the minimization of waste The Owners will explore opportunities to
minimize waste through the conversion
process, should the application be approved.

h) the orderly development of safe and | The Site is located within a developed
healthy communities residential urban area of St. Marys. The

proposed project will provide effective and
efficient use of existing land and infrastructure
while offering redevelopment of underutilized
structures to supply new housing and an
appropriate mix of uses.

The proposed dwelling units will contribute to
an increase in available rental housing stock.
The proposed non-residential uses are
compatible with the surrounding residential
and commercial uses and benefit from existing
site functions and facilities.

h.1) the accessibility for persons with | The Owner is desirable to providing accessible
disabilities to all facilities, services | units on the main floor of Building A, where
and matters to which this Act applies | feasible.

i) the  adequate  provision and | The Site is located within the urban area,
distribution of educational, health, | prximate to parks and recreational
social, cultural and recreational | opportunities, commercial and public services,
facilities employment, and schools.

j) the adequate provision of a full range | The redevelopment will contribute to the
of housing, including affordable | range of rental housing types available in the
housing Town. The dwelling units will provide options

for 1 and 2 bedroom units with a portion being
affordable to the lowest 60 per cent of income
distribution for Perth County households as
outlined in the Official Plan and the Stratford,
Perth County, and St. Marys Housing and
Homelessness Plan (5 year update 2020-2024).

k) the  adequate provision of | The provision of institutional and small

employment opportunities business uses Create employment
opportunities, and more specifically small
businesses.

l) the protection of the financial and | The efficient use of structures and land with
economic well-being of the Province | existing municipal infrastructure provides
and its municipalities long-term financial stability and cost-effective

development.

m) the co-ordination of planning | To be addressed through the circulation of the
activities of public bodies planning applications to applicable public

bodies.
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Section | Provincial Interest Analysis

n) the resolution of planning conflicts | Planning conflicts involving public and private
involving public and private interests | interests have not been identified through the

pre-consultation review.

0) the protection of public health and | The Site is fully serviced on municipal water
safety and sanitary, providing for the protection of

public health and safety.

p) the appropriate location of growth | The redevelopment provides the reuse of
and development existing underutilized structures. The Site is

located within a built-up residential area of St.
Marys and proximate to the Central
Commercial District. The development will
contribute to the available housing mix within
an area of existing municipal services.

q) the promotion of development thatis | The Site is located at the intersection of a local
designed to be sustainable, to | and arterial municipal road with a pedestrian
support public transit and to be | sidewalk, connecting to the downtown core
oriented to pedestrians and the community at-large.

r) the promotion of built form that:

r.i) is well-designed The redevelopment provides for the adaptive

r.ii) encourages a sense of place reuse of existing structures to offer modest

intensification and a mix of residential dwelling
options located in an area with existing
residential and commercial uses.

The Site location is in an area that identifies
you are entering the downtown area with the
historically established pattern of residential
and commercial mixed uses.

r.iii) provides for public spaces that are of | Area parks, recreation facilities, and the
high quality, safe, accessible, | downtown core are available within walking
attractive and vibrant distance to the Site.

s) the mitigation of greenhouse gas | The reuse of existing structures on land within
emissions and adaptation to a | a developed urban area to provide modest
changing climate intensification and increased availability of

mixed housing options, will help to reduce
greenhouse gas emissions while also
minimizing the consumption of agricultural
land. The Site is located outside of any flood
zone or regulation limit.

In summary, the proposed development and the implementing Zoning By-law Amendment
Application have regard for matters of public interest.
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2-2 PROVINCIAL POLICY STATEMENT, 2020

The Provincial Policy Statement ("PPS”), 2020 is a province-wide policy document that sets the
foundation for regulating development and the use of land. The PPS is issued under Section 3 of the
Planning Act. The PPS “provides for appropriate development while protecting resources of
provincial interest, public health and safety, and the quality of the natural and built environment.”
The document is to be read in its entirety and all relevant policies are to be considered. Municipal
official plans are the most important vehicle for implementing the PPS and for achieving
comprehensive, integrated and long-term planning.

The following section summarizes the policy directives relevant to the proposed development of the
Site and the implementing Zoning By-law Amendment Application.

Directive #1 — Efficient and Resilient Growth

Section 1.1 of the PPS outlines the general policies for the development of efficient and resilient land
use patterns and growth. Specifically, Section 1.1.1 outlines the policies to create sustainable,
healthy, liveable and safe communities, including:

a) promoting efficient development and land use patterns which sustain the financial well-
being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix of residential
types (including single-detached, additional residential units, multi-unit housing,
affordable housing and housing for older persons), employment (including industrial and
commercial), institutional (including places of worship, cemeteries and long-term care
homes), recreation, park and open space, and other uses to meet long-term needs;

c) avoiding development and land use patterns which may cause environmental or public
health and safety concerns;

d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;

e) promoting the integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to achieve cost-effective
development patterns, optimization of transit investments, and standards to minimize land
consumption and servicing costs;

f) improving accessibility for persons with disabilities and older persons by addressing land
use barriers which restrict their full participation in society;

g) ensuring that necessary infrastructure and public service facilities are or will be available to
meet current and projected needs;

h) promoting development and land use patterns that conserve biodiversity; and

i) preparing for the regional and local impacts of a changing climate.

Section 1.1.2 states that sufficient land shall be made available to accommodate an appropriate
range and mix of land uses to meet projected needs for a time horizon of up to 25 years. Section
1.1.3.1and 1.1.3.2 states that growth and development shall be focused to settlement areas and that
land use patterns in these areas shall be based on densities and a mix of land uses which:

B &KER www.bakerpg.com
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a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the infrastructure and public service facilities which
are planned or available, and avoid the need for their unjustified and/or uneconomical
expansion;

c) minimize negative impacts to air quality and climate change, and promote energy
efficiency;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be developed; and

g) are freight-supportive.

Section 1.1.3.3 states that appropriate locations should be identified and opportunities promoted
that accommodate a significant supply and range of housing options through intensification and
redevelopment. Section 1.1.3.4 suggests that appropriate development standards should be
promoted, which facilitate intensification, redevelopment, and compact form. Section 1.1.3.5 states
that planning authorities shall establish and implement minimum targets for intensification and
redevelopment within built-up areas, based on local conditions.

Section 1.1.3.6 states that new development in designated growth areas should occur adjacent to
the existing built-up area and shall have a compact form, mix of uses, and densities that allow for the
efficient use of land, infrastructure, and public service facilities.

Section 1.1.3.7 b) of the PPS addresses the phasing of growth, stating that development should
proceed in an orderly progression, in keeping with the provision of the necessary public services and

infrastructure.

Directive #2 — Housing

Section 1.4 of the PPS addresses residential growth and the provision of an appropriate range and
mix of housing types and densities. Section 1.4.1 states that to provide an appropriate range and
mix of housing options and densities required to meet projected requirements of current and future
residents of the regional market area, planning authorities shall:

a) maintain at all times the ability to accommodate residential growth for a minimum of 15
years through residential intensification and redevelopment and, if necessary, lands which
are designated and available for residential development; and

b) maintain at all times where new development is to occur, land with servicing capacity
sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned to facilitate residential intensification and redevelopment, and land
in draft approved and registered plans.

Section 1.4.3 states that planning authorities shall provide for a mix of housing types and densities
by:

a) establishing and implementing minimum targets for the provision of housing which is
affordable to low and moderate income households and which aligns with applicable housing

B &KER www.bakerpg.com

Planning Group



| 9

and homelessness plans. However, where planning is conducted by an upper-tier
municipality, the upper-tier municipality in consultation with the lower-tier municipalities
may identify a higher target(s) which shall represent the minimum target(s) for these lower-
tier municipalities;

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and well-being
requirements of current and future residents, including special needs requirements
and needs arising from demographic changes and employment opportunities; and

2. all types of residential intensification, including additional residential units, and
redevelopment in accordance with policy 1.1.3.3;

c) directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;

d) promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation and transit in areas
where it exists or is to be developed;

e) requiring transit-supportive development and prioritizing intensification, including
potential air rights development, in proximity to transit, including corridors and stations; and
f) establishing development standards for residential intensification, redevelopment and new
residential development which minimize the cost of housing and facilitate compact form,
while maintaining appropriate levels of public health and safety.

Directive #3 — Supporting Existing Transportation Infrastructure

Section 1.6.7.20f the PPS states that “efficient use shall be made of existing and
planned infrastructure, including  through  the  use  oftransportation  demand
management strategies, where feasible.” Section 1.6.7.4 states that a land use pattern, density, and
mix of uses should be promoted that minimize the length and number of vehicle trips and support
current and future use of transit and active transportation.

Directive #4 — Supporting Long-Term Economic Prosperity

Section 1.7 of the PPS provides a detailed list of policies to support long-term economic prosperity
in the Province, including optimizing land, resources and infrastructure. Section 1.7.1 (b) also states
that long term economic prosperity should be supported by encouraging residential uses to respond
to dynamic market-based needs and provide necessary housing supply and range of housing options
for a diverse workforce. The support of a greater mix of land uses is also supported in Section 1.3.1a
which states that Planning authorities shall promote economic development and competitiveness
by providing for an appropriate mix and range of employment, institutional, and broader mixed uses
to meet long-term needs.

Planning Analysis
It is our opinion that the Zoning By-law Amendment Application is consistent with the PPS. As

outlined in the preamble to the PPS, the policy-led planning systems in Ontario seek to address the
complex inter-relationships between the pillars that contribute to good land use planning. This
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includes agricultural protection, range and mix of housing supply, barrier-free building design, long-
term economic prosperity and climate change mitigation.

The Application has demonstrated consistency to these key directives, or pillars, by:

2-3

Minimizing the need to expand the built boundary and remove land from agricultural
production by providing new housing supply within the built-up area (Section 1.1.1).
Promoting efficient development and land use as an adaptive reuse project supported by
existing municipal water, storm, and sanitary infrastructure (Section 1.1.1, 1.1.3, 1.4,1.6, 1.7).
Providing an appropriate affordable and market-based range and mix of residential types
and institutional uses (Section 1.1.1, 1.4, 1.7); with a portion of the dwelling units being
affordable to the lowest 60 percent of income distribution for Perth County households as
outlined in the St. Marys Official Plan and the Stratford, Perth County, and St. Marys Housing
and Homelessness Plan (5-year update 2020-2024) (Section 1.4.3).

Introducing compatible non-residential uses to utilize existing facilities located in the
building, including a wholesaling kitchen and one (1) registered massage therapist.
Accommodating an appropriate range and mix of land uses by combining increased
residential density with the existing institutional use and a small retail component (Section
1.1.2, Section 1.3.1);

Reducing greenhouse gas emissions by reusing existing structures and materials on land
within a developed urban area provides modest intensification and increased availability of
mixed housing options (Section 1.1.3.1 and 1.1.3.2). Also addressing climate change by
supporting alternative transportation modes and minimizing further consumption of
agricultural land ( Section1.1.1, 1.1.3);

Providing residential intensification within the settlement area that has well-established
transportation connections and pedestrian amenities (Section 1.1.2 and 1.4);

Promoting active transportation due to the walking proximity of the Site to the Central
Commercial District as well as community and recreational services (Section 1.1.3, 1.4) and
providing access to existing transportation infrastructure with access to both an arterial and
local road (Section 1.6); and

Contributing to the long-term prosperity of the Province by providing new development
through a conversion that does not require the extension of infrastructure or increased long-
term maintenance responsibilities (Section 1.7).

THAMES-SYDENHAM & REGION SOURCE PROTECTION PLAN

The Province of Ontario passed the Clean Water Act in 2006 to ensure clean, safe, and sustainable
drinking water is available for Ontarians. The intent is to protect water before it enters the municipal
drinking water system. All planning decisions shall conform with the policies that address significant
drinking water threats as per Section 39 (1) (a) of the Clean Water Act.

The Act established 22 source water protection areas and source protection regions to manage
existing and future risks to municipal drinking water sources. The Site is located within the Thames
- Sydenham Source Protection Region and is subject to the policies of the Thames - Sydenham
Region Source Protection Area (2015).
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Map 3-1-10 (St. Marys) to the Source Protection Plan identifies that the Site is within a sourcewater
protection area. The proposed development poses minimal risk as no modifications are intended.

2-4 TOWN OF ST. MARYS OFFICIAL PLAN, 1987

The Town of St. Marys Official Plan (OP), adopted in 1987 (Consolidated October 1, 2007), provides
a series of policies to “ensure that St. Marys continued to attract new development in balance with
preserving the Town’s character and charm.”

The Site is designated “Residential” on Schedule A to the OP (Figure 4). General goals and principles
of the Official Plan (Section 2.1), applicable to the Proposed Development include:

2.1.1  Residential areas in St. Marys shall provide a range of housing accommodation
suitable for all age groups and household incomes.

2.1.2 The Town will endeavour to provide stable, attractive residential areas for all its
residents.

2.1.4 Owners will be encouraged to maintain and improve the physical condition and
economic health of existing buildings in order to allow the Town to capitalize upon
its natural and heritage resources and to provide for the integration of new,
compatible uses.

Section 2.3 outlines the Heritage Conservation objectives and policies designed to conserve and
maintain the “attractive aesthetic and heritage character of the Town” with a purpose of “preserving
and enhancing the Town’s cultural heritage resources for future generations while moving forward
with initiatives to foster their long-term economic well-being in a planned and managed manner.”

Residential objectives and policies are provided in Section 3.1 of the OP and outline several
objectives including the provision of a range in housing types, the promotion of creativity in new
residential development, the promotion of housing for senior citizens and those with accessible
needs and the encouragement of additional housing through intensification, diversification, and
intermixing of different housing types and forms. The primary use of land shall be residential,
including walk-up apartments, as well as institutional uses.

Section 3.1.2.22 of the OP states neighbourhood commercial type uses may be permitted in the
“Residential” designation, subject to a Zoning By-law Amendment, provided that such uses:

Service the immediate neighbourhood,
Located on an Arterial Road

Small scale

Compatible to the character of the areas

Site Plan Approval is required for neighbourhood commercial uses to be located on land that is
designated as Residential.
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The OP supports residential infilling (Section 3.1.2.3) provided the development is in keeping with
the inherent neighbourhood qualities and building type, form, and separation. Further, Section
3.1.2.3 states that “when evaluating the attributes of the neighbourhood, regard shall be given to lot
fabric (i.e., area, frontage, and depth), and built form (i.e., setbacks, massing, scale, and height). In
cases where one or more of the existing zone provisions are not met, an amendment or a minor
variance to the zone provisions may be considered to permit the proposed development provided
that the spirit of this Section is maintained.” Preference shall be given to intensification and
redevelopment over greenfield development as a means of providing affordability and efficiencies
in infrastructure and public services.

Further to the infilling policies, Section 3.1.2.5 indicates a preference for developments with a
mixture of lower and higher densities of development over those consisting of only low densities of
development. Development with a residential density greater than 18 units per hectare shall take
into account the following before approval:

a) That the development will not involve a building in excess of three full stories above
average finished grade and designed to be in keeping with the general character of the area;
b) That the physical condition of land proposed for development will not present a hazard to
buildings structures and residents;

) That the net density of development shall not exceed 75 units per hectare;

d) That the development is serviced by municipal water supply and sewage disposal facilities
and that the design capacity of these services can accommodate such development;

e) That the proposed development is within 100 metres of an arterial or collector road as
defined in Schedule “B” of this Plan; and

f) That sufficient on-site parking is provided, and adequate buffering, screening or separation
distance is provided to protect adjacent areas of lower density housing.

In keeping with the PPS, Section 3.1.2.14 states that Council will encourage affordable housing
development, with 30% of the new housing units created being considered by Council as affordable
to households with incomes in the lowest 6o percent of income distribution for Perth County
households.

With the conversion of the existing single detached dwelling on the Site for two (2) dwelling units,
Section 3.1.3.10 of the OP applies. The policy states that conversions of older single-detached
residences to a multiple residential use may be permitted through an amendment to the Zoning By-
law, and that Council may consider:

a) the conversion would be in keeping with the adjacent residential area;

b) the conversion would not result in changes to the existing exterior of the building
proposed for conversion;

c) the Site can accommodate adequate parking for the proposed dwelling units so as not to
detract unduly from adjacent single detached residential development, or alternatively,
such required parking area can be effectively buffered;

d) the municipal services are adequate in the immediate area to accommodate the
proposed conversion; and

e) conversions which propose basement residential units will generally be discouraged.
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The existing institutional use on the Site is permitted through Section 3.1.2.17 the OP, which states
that institutional uses are permitted in the “Residential” designation except were prohibited by the
policies of Section 3.8 (Natural Hazards).

Section 3.1.2.22 permits neighbourhood commercial uses in the “Residential” designation provided
that such uses service the immediate neighbourhood, are located and have access on an Arterial or
Collector Road, are small scale in nature, and take a form which is compatible to the character of the
areas, and that an Amendment to the implementing Zoning By-law shall requlate matters such as
scale of use, parking, and building locations shall be required along with a Site Plan Agreement.

Section 3.8 addresses the objectives and policies related to Natural Hazards. Due to the “steeply
sloped lands that are susceptible to erosion and valley lands that are susceptible to flooding from
time to time” the Town has developed a Special Policy Area and a Two-Zone Concept approach
limiting the development and regulated uses in these areas. The Site is located outside the
Regulated Area of the Upper Thames Valley Conservation Authority.

Planning Analysis

It is our opinion that the Application conforms to the OP as it provides effective use of existing
resources and infrastructure with an efficient adaptive reuse of existing structures providing an
increase in range of available housing and neighbourhood supporting commercial and institutional
uses.

The OP permits the proposed range and mix of uses on the Site, including multi-unit residential
dwelling units, institutional uses outside any natural hazards, and neighbourhood serving
commercial uses.

The proposed redevelopment provides for a compatible development that addresses any potential
unacceptable adverse impacts, including (per Section 3.1.2.3, 3.1.2.5 and 3.1.3.10):

e The proposed redevelopment does not result in any modification to the built-form, setbacks
or building height on the Site, minimizing any change to the character of the neighbourhood

e The existing lot fabric is not altered through the proposed redevelopment

e The development does not exceed 75 units per hectare

¢ Significant slope and vegetation along the interior property lines, in combination with the
proposed fencing, ensures that privacy is maintained to neighbouring residential uses

e The existing driveway access to the Site will be maintained, limiting changes to site access
from Peel Street

e The assessment of off-street parking provisions, as provided in Section 2-5 of this Report
demonstrates that the proposed rates are appropriate and address the specific nature of the
proposed uses on the Site

e Sufficient services are available to accommodate the proposed redevelopment

e The proposed redevelopment provides a transition in use and built-form from the lower
density residential uses to the east and south to the downtown area to the west
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With respect to the provision of affordable housing, the Owner is proposed rental rates for the
residential dwelling units between $g900 and $1,500. The Town of St. Marys prepared a
Affordable/Attainable Housing in St. Marys Report on October 27, 2020, that outlined the issues
surrounding affordable and attainable housing as well as a recommended action plan. The Report
notes that “housing options not only need to be affordable to the income level of the household, but
must also be available at the time, appropriate to the circumstances of the individual or family
(including of suitable quality), and an option that the household is able to put into action.” The
“affordable” and “alternate” monthly rental rates, based on 2018 data are as follows:

1-Bedroom: $780 (affordable); $1,032 (alternate rate)
2-Bedroom: $920 (affordable); $1,351 (alternate rate)
3-Bedroom: $1,017 (affordable); $1,663 (alternate rate)

With most of the units being between two (2) and three (3) bedrooms, the proposed rental rates are
in line with the range between affordable and alternate rates. The above-noted rental rates were
based on 2018 data, and the market has significantly shifted in the last three years with an average
housing price increase of 39.4% (Huron Perth Association of Realtors).

In our opinion, the proposed continued institutional use on the Site is appropriate and conforms to
the OP. The Site is well situated on an arterial road in proximity to the downtown area to provide a
community supportive institutional use.

It is further our opinion that the proposed wholesale kitchen with restricted retail space conforms to
the OP, specifically Section 3.1.2.22. The proposed area will utilize the existing commercial kitchen
already in operation within the building that originally supported the Salvation Army’s food
programs. The reuse of this facility is an efficient and effective use of resources and materials.

Within the Residential designation, small-scale neighbourhood servicing uses are permitted
provided they are small in scale, located on an arterial road, are permitted by site-specific zoning,
and have an approved Site Plan Application. The Site is located on an arterial road, a Zoning By-law
Amendment is being applied for and it is anticipated that Site Plan will be required should the Zoning
By-law Amendment be approved. With the proposed limits on the square footage of the wholesale
kitchen and professional office, each being 30 square metres in size, and the nature of both uses in
terms of traffic generation and noise, is it our opinion that potential unacceptable adverse impacts
to surrounding land uses have been appropriately addressed.

There are no identified built heritage features on the Site and those closest to the south are a Not
Designated Category 1 and a Not Designated Category 2. Asthe proposal does not alter the exterior
of the existing building a Heritage Impact Assessment was not required.

In summary, it is our opinion that the proposed developed addresses the policies in the OP by
providing a mixt of housing density and an expanded range of available rental dwelling units. The
proposal provides efficient use of resources and infrastructure. The proposed adaptive reuse of
existing structures provides additional needed housing mix without altering the current
neighbourhood rooflines or geometry.
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2-5 TOWN OF ST. MARYS OFFICIAL PLAN REVIEW and UPDATE, Draft Amendments
(December 2019)

The Town of St. Marys is currently going through an Official Plan (OP) review process. The proposed
draft OP (December 2019), adopted d in 1987, provides a series of policies to “ensure that St. Marys
continued to attract new development in balance with preserving the Town’s character and charm.”

The Site continues to be designated “Residential” on Schedule A to the draft OP. The proposed
development supports the intended purpose and goals of the draft OP, and there are no
recommended policy changes that would alter the planning analysis of the proposed development.

In keeping with the Provincial Policy Statement, the draft OP has an increased emphasis on infill and

intensification (Sections 3.1, 3.1.1, 3.1.2). The draft OP also provides additional encouragement for
the development of affordable housing (Section 3.1.2.16)

2-6 TOWN OF ST. MARYS ZONING BY-LAW, 1997
The Town of St. Marys Zoning By-law (By-law), adopted in 1997, zones the Site as “Institutional”
(Figure 5). The | Zone permits a range of uses, including the current use by the Salvation Army within

both structures.

Through the Zoning By-law Amendment Application, it is requested that the Site be rezoned to
“Residential Five Zone (R5)” with the following site-specific requlations (Figure 6):

Permitted Uses

Notwithstanding the provisions of Section 12.1 of By-law No. Z1-1997 to the contrary, the
following uses shall also be permitted on the lands located within the “"R5-XX" zone as shown
on Key Map 13 of Schedule “"A” to this By-law (also shown on Schedule “"A” to By-law No.
Z19-2000):

Dwelling Units

Wholesale Establishment (commercial)

Institutional Use

Professional Office, including a registered massage therapist

Requirements

Notwithstanding the provisions of Section 12.2 of By-law No. Z1-1997 to the contrary, the
following zone provisions shall apply to the lands located within the “R5-XX" zone as shown
on Key Map 13 of Schedule “"A” to this By-law (also shown on Schedule “"A” to By-law No.
Z19-2000):

e The existing lot area, lot frontage, yard setbacks, lot coverage, sight and visibility
triangles and building height shall be deemed to comply with the Zoning By-law
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e A Wholesale Establishment (commercial) shall have a maximum gross floor area of
30 square metres

e Alnstitutional Use shall have a maximum gross floor area of 400 square metres

e A Professional Office shall have a maximum gross floor area of 30 square metres and
shall include the office of a registered massage therapist

e An off-street parking rate of 1.25 spaces per dwelling unit shall be required

e An off-street parking rate of 1.0 space per 30 square metres of Professional Office
shall be required

e To permit a planting strip to include either a minimum 1.5 metres of opaque visual
barrier or a solid wood fence with a height 1.8 metres

The following table provides a zoning analysis of the R5 provisions and the proposed development.

Regulation Rs5 - Apartment Proposed Complies
Development
Minimum Lot Area 1620 sq.m 1,670 sq.m. Yes
(9oom2 + go/additional unit)
Maximum Density N/A Max of 50 uph Yes
Minimum Lot Frontage 30.5m 45.72m Yes
(Peel Street)
Minimum Lot Depth 37.0m 36.531m No*
Minimum Front Yard 7.5m 1.94mM No*
Minimum Side Yard 7.5m 10.9m Yes
(Interior)
Minimum Side Yard 7.5m 2.73m No*
(Exterior)
Minimum Rear Yard 12.0m 13.23mM Yes
Maximum Building Height | 13.5m >13.5m No*
Maximum Number of 3 3 Yes
Stories
Maximum Lot Coverage 35% 24% Yes
Setbacks Betweentwo (2) | 21.om 8.82m No*
Buildings
Windows Facing Each
Other
Minimum Dwelling Unit 1 bedroom: 55.0 sq.m. To comply Yes
Floor Area 2 bedroom:65.0 sq.m.
3 bedroom: 75 sq.m.
Minimum Landscaped 35% 40% Yes
Open Space
Required Planting Strip Minimum width of 12.5m with | >1.5m (southern line) No
vegetation 1.2m (eastern line)
Off-Street Parking 2/unit (converted dwelling) 1.25/dwelling unit No
1.25/unit (apartment
dwelling) Yes
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Regulation Rs5 - Apartment Proposed Complies
Development
1/20 sq.m. (Professional 1.25/unit (apartment
Office) dwelling) No
1/30sq.m (wholesale use) 1/30 sq.m.

(Professional Office) Yes
1/40 sq.m. (institutional use) | 1/30sq.m (wholesale
use) Yes
1/40 sg.m.

(institutional use)

Off-Street Parking Space 2.7m by 5.5m 2.7m by 5.5m Yes
Size
*Legal Non-Conforming

In our opinion, the proposed range of uses within the site-specific zoning is appropriate and
compatible with the surrounding uses. The Site has operated as a non-residential use, being an
institutional use, for approximately 60 years. The mixed-use development provides an opportunity
to transition from the residential uses to the east and south, the commercial uses within the
downtown area of St. Marys.

In our opinion, the necessary supporting site functions can be accommodated on the Site for the
proposed range of uses, including access, off-street parking, buffering, garbage collection,
pedestrian connections, and snow storage areas.

A site-specific provision is proposed to address the existing legal non-complying matters to
recognize the existing building and Site. The inclusion of this provision does not provide the
opportunity to add additional building area but is simply required to ensure that the proposed
redevelopment complies with the Zoning By-law.

In our opinion, the proposed site-specific provisions are appropriate and conform to the Official Plan
for the following reasons:

A Wholesale Establishment (commercial) shall have a maximum gross floor area of 30 square
metres

The intent of this provision is to limit the size and scale of the proposed wholesale
commercial establishment to the existing commercial kitchen in Building A, in keeping
with Section 3.1.2.22 of the OP. Further, the proposed building floor area limit intends
to ensure that the use is secondary to the existing institutional use in the interim and
residential use over the long-term development plan.

An Institutional Use shall have a maximum gross floor area of 400 square metres

The proposed institutional use is existing on the Site, and the intent of the proposed
maximum floor area is to limit its continued use to Building A. Building B is proposed to
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be converted to two (2) dwelling units and institutional uses within that building will not
be required.

A Professional Office shall have a maximum gross floor area of 30 square metres and shall
include the office of a registered massage therapist

A maximum floor area has been proposed for the professional office to reflect the desire
to provide a transition in uses from the residential area to the downtown area. The
maximum floor area has also been proposed to ensure that sufficient parking is available
on Site for the range of proposed uses.

The proposed restriction on permitted floor area is also proposed to address Section
3.1.2.22 of the OP, which permits small-scale neighbourhood commercial uses within
the Residential designation.

An off-street parking rate of 1.25 spaces per dwelling unit shall be required

The proposed off-street parking rate is in compliance with the existing requirement in
the St. Marys Zoning By-law for apartment dwellings and is reflective of the dwelling
units being smaller in size and in, this particular proposal, a Site that is within walking
distance to the downtown area.

The proposed rate is reflective of providing one (1) parking space per dwelling unit and
0.25 parking spaces for visitor parking. The proposed visitor parking rate reflects the
intent of the Zoning By-law to provide for a mix of land uses, where parking
requirements can occur at different times during the day and week and thereby provide
an opportunity to share parking spaces and provide land use efficiencies.

It is also noted that both buildings are currently located on the Site, and the proposed
Zoning By-law Amendment does not increase the overall floor area, but provides for a
greater range of uses. The proposed parking rates do not provide for an increase in
overall floor area on the Site.

An off-street parking rate of 1.0 space per 30 square metres of Professional Office shall be
required

The Zoning By-law requires a parking rate of 1.0 space per 20 square metres. This
parking rate does not contemplate instances where a professional office is located on a
mixed-use site that includes a range of uses with varying parking requirements in terms
of number of spaces and utilization of those spaces. Typically, a professional office
requires parking spaces during working hours when they are open; however, a portion
of residential occupants require parking spaces in the evenings and weekends when not
at work. This also includes the proposed residential visitor parking spaces, which may
require greater use in the evenings and weekends when offices are generally closed.
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The concept of shared parking and the promotion of mixed-use developments is to
improve the efficiency of off-street parking, minimizing land area required for parking
lots.

To permit a planting strip to include either a minimum 1.5 metres of opaque visual barrier or a
solid wood fence with a height 1.8 metres

The intent of the planting strip requirement is to provide screening between residential
properties, particularly when a higher residential density is proposed. The screening
enhances privacy to adjacent land uses and minimizes overlook. In our opinion, a solid
wood fence can achieve a comparable level of screening to maintain privacy. The
proposed development is one-storey in height, and a solid fence will prevent any
overlook from the new units to the two adjacent residential properties.
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3 SUMMARY

The Owner proposes an adaptive re-use of the existing Site, transitioning the use from the existing
institutional use, as the Salvation Army reduces its needs.

The Owner is seeking an amendment to the Town of St. Marys Zoning By-law to permit the phased
development of eight (8) dwelling units and limited non-residential, while maintaining the existing
institutional uses.

Based on the foregoing analysis, it is our opinion that the proposed development and the
implementing Zoning By-law Amendment Application is appropriate, is in the public interest, and
represents good land use planning. This opinion is supported by the following:

e The Site is well situated to provide a transitional use between the residential area to the
south and east and the downtown area of St. Marys to the west and northwest

e The Application is consistent with provincial policy, by providing for the efficient and
effective use of land within the built-up area and addressing a specific housing need within
the community, and the re-use of existing resources in line with the direction to address
climate change

e Conforms to the OP, as it provides for the effective use of resources with the adaptive reuse
of existing structures providing an increase in range of available housing and a transition of
land uses. The current institutional and proposed residential developments are permitted
uses within the Residential designation

e The proposed zoning regulations address matters related to potential impact to surrounding
land uses, including appropriate screening and buffering, sufficient off-street parking, and
the general maintenance of the existing built-form

e Appropriate municipal servicing is available to support the proposed development
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