AGENDA
Strategic Priorities Committee

June 18, 2019
9:00 am
Council Chambers, Town Hall

175 Queen Street East, St. Marys
Pages

CALL TO ORDER

DECLARATIONS OF PECUNIARY INTEREST

AMENDMENTS AND APPROVAL OF THE AGENDA

RECOMMENDATION
THAT the June 18, 2019 Strategic Priorities Committee agenda be accepted as
presented.

DELEGATIONS AND PRESENTATIONS

None

STRATEGIC PRIORITIES REVIEW

5.1 DEV 36-2019 Building Height in St. Marys 3
*Lift report from table prior to consideration

RECOMMENDATION
THAT DEV 36-2019 Building Height in St. Marys staff report be lifted
from the table.

RECOMMENDATION
THAT DEV 36-2019 Building Height in St. Marys report be received for
discussion and direction to staff for the Official Plan review.



5.2

DEV 40-2019 Town of St. Marys Official Plan Review Population 11
Projections and Residential Land Demand/Supply

RECOMMENDATION

THAT DEV 40-2019 regarding the St. Marys Official Plan review
population projections and residential land demand / supply be received;
and,

THAT the Strategic Priorities Committee recommends to Council:

THAT the lands identified and recommended by staff in DEV 40-2019 be
included in the Town of St. Marys’ residential supply for the purposes of
the Official Plan Review and Update; and

THAT Council directs the Planner to create a ‘special residential
designation’ that limits permitted building forms to mid-rise apartments,
stacked or back-to-back townhouses and similar medium density
development, and/or requires a minimum density of development (e.g. 60
units / hectare) for the purposes of identifying appropriate locations for
higher density development in new mixed use areas.

NEXT MEETING

July 16, 2019 - 9:00 am, Council Chambers

Planned Topics:

Employee Handbook (Closed Session)

HR Policies (Closed Session)

ADJOURNMENT

RECOMMENDATION
THAT this meeting of the Strategic Priorities Committee adjourn at pm.
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FORMAL REPORT

3\ 3,

ST. MARYS

To: Chair Strathdee and Members of Strategic Priorities Committee
Prepared by: Mark Stone, Planner
Date of Meeting: 18 June 2019

Subject: DEV 36-2019 Building Height in St. Marys

PURPOSE

As a part of their priority setting, Council has provided staff with clear direction to:
e Take all steps within the Town’s authority to create as much supply as possible.

e Through the Official Plan review, review and identify properties that would be appropriate for the
creation property specific policies regarding intensification, higher density, and price point for
dwelling sales.

e Create an Official Plan that is clean and practical, that supports the creation of attainable
housing, and removes the potential for unrealistic barriers to development of attainable housing.

One of the key actions that the Town and Council can take is to establish policies that promote the
creation of attainable housing, and policies that encourage a more flexible housing stock. These
policies can be established through the Official Plan and through the zoning by-law.

In staff's view, Council may have to carefully consider whether or not some of the Town’s existing
development policies are causing barriers to achieving Council’s goals for attainable housing. Over the
next several meetings staff will bring forward various policies for Council to consider through a lens to
removing barriers to development and encouraging a flexible housing stock.

The purpose of this report is to provide Committee with an overview and request direction with respect
to planning for and regulating building heights in the Town. Issues related to building heights have been
identified through the ongoing Official Plan review, the review of development proposals, and the day
to day administration of the Official Plan and Zoning By-law. Staff has prepared this report to discuss
this issue and request direction from SPC and Council.

RECOMMENDATION

THAT DEV 36-2019 Building Height in St. Marys report be received for discussion and direction to staff
for the Official Plan review.

REPORT

The Residential section of the current Official Plan speaks to a steady increase in population over a
number of decades and an expected future growth rate of 1.0 percent per annum. However, on
September 25, 2018, Council endorsed an annual growth rate of 1.5 percent for the 20-year planning
period for the Official Plan update. Some of the factors considered in endorsing this increased growth
rate include:

e recent and higher anticipated future building permit rates in the Town; and,
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e more aggressive growth expectations for the Town as a result of a number of policy initiatives
approved or being considered (e.g. encouraging appropriate infill and intensification
development to increase choices in unit types and affordability, permitting standalone
residential buildings in the downtown, permitting secondary units in residential dwellings as-
of-right, and intensification/mixed use on Highway Commercial properties).

However, in considering these more aggressive growth initiatives, it is also important to consider any
potential impacts on the character and charm of St. Marys.

The Residential designation in the Official Plan permits a wide range of dwelling types from single
detached to walk up type apartments and residential infilling is generally permitted “where such
development is in keeping with the attributes of the neighbourhood in terms of building type, building
form, and spatial separation” (Section 3.1.2.3). In reviewing proposals for residential development with
a net density greater than 18 units per hectare, Council is to consider a number of factors such as
servicing and roadway capacity as set out in Section 3.1.2.7. However, Section 3.1.2.7 (a) states that
“‘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”.

In a few instances, the Town has approved multi-storey residential buildings exceeding the 3-storey
maximum including the Kingsway Lodge (3.5 storeys) and the Trillium Apartments (4 storeys). In
addition, there is an active Official Plan and Zoning By-law Amendment Application before the Town
for a seniors’ apartment complex with buildings ranging from 3 to 5+ storeys (151 Water Street).

In the Central Commercial designation of the Official Plan, development and redevelopment is subject
to specific policies including a 4-storey height limitation for new commercial buildings.

This report is intended to provide background information to assist in the discussion of options in
considering a vision for building heights in St. Marys going forward, and implementation and regulatory
options.

Considerations

When considering this issue, it is important to first identify Provincial and Town policy requirements with
respect to intensification requirements, affordable housing, compatibility, building height and design,
etc. The following are some of the key considerations in determining if maximum permitted building
heights should be increased in the Town.

a) Provincial Policy Statement

e The PPS promotes efficient development and land use patterns that include intensification
and redevelopment opportunities, including brownfields, to achieve a more compact form.
The goal of promoting such form is to increase the availability, and minimize the cost of
various housing options, and increase the efficiency and sustainability of existing and future
infrastructure.

« The PPS defines intensification as “the development of a property, site or area at a higher
density than currently exists through: a) redevelopment, including the reuse of brownfield
sites; b) the development of vacant and/or underutilized lots within previously developed
areas; c) infill development; and d) the expansion or conversion of existing buildings”.

b) Community Character and Compatibility

“Council also recognizes and reinforces its desire to maintain the charm and attractiveness
that are fundamental to the character and lifestyle of St. Marys” (Official Plan - Section 2 —
Goals and General Principles).
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d)

f)

“The Town will endeavour to provide stable, attractive residential areas for all its residents”
(Official Plan - 2.1.2).

Maintaining and improving the existing housing stock and character of residential areas
(Official Plan - Residential Objective 3.1.1.3).

Preventing the location of non-compatible land uses in residential areas (Official Plan -
Residential Objective 3.1.1.4).

Encouraging and promoting additional housing through intensification and redevelopment
(Official Plan - Residential Objective 3.1.1.7).

“The consistent building heights, pedestrian scale, massing and setbacks along the principal
commercial streets give the Town a distinctive feel and establish a coherent and cohesive
appearance to the downtown” (Heritage Conservation District Plan - 2.3).

Intensification and Compact Development

A short-term initiative in the Town’s Strategic Plan involves the Town investigating “the
prospect of medium density housing in the downtown and surrounding areas (infill and new
development spaces: ‘building in and building up’)” (Strategic Pillar 6, Housing).

The Official Plan supports and encourages the development of a compact development form
in order to encourage and facilitate active transportation (Official Plan - Section 2.6).

Providing Housing Choices for Residents — Form and Affordability

The Town’s Strategic Plan states that “the recent County labour market survey indicates an
acute shortage of skilled workers, particularly in the ‘blue collar’ and agricultural sectors. The
one barrier to supplying that labour is housing options. There need to be housing options that
are affordable, attainable and even include rentals. This solution might also partially
encourage youth and cultural practitioners to consider St. Marys as the place to live, work
and play” (Strategic Pillar 6, Housing).

“Residential areas in St. Marys shall provide a range of housing accommodation suitable for
all age groups and household incomes” (Official Plan - Goal 2.1.1)

Official Plan encourages “the provision of an adequate supply and choice of housing for the
existing and future residents of St. Marys in terms of quality, type, location and cost” (Official
Plan - Residential Objective 3.1.1.1).

Encouraging a diversification and inter mixing of different housing types and forms (Official
Plan - Residential Objective 3.1.1.8).

Heritage Conservation District

“‘New buildings in the District should generally be compatible with other buildings in their
immediate area with respect to building height and footprint on the site, setback from the
street, overall size, massing and building width, exterior materials selected, and the size,
shape, proportion and number of windows and doors” (Heritage Conservation District Plan -
4.4).

“Typically, new buildings should be 1-1/2 to 2 stories for residential buildings, and 2-3 stories
for commercial buildings” (Heritage Conservation District Plan - 4.4).

Building Code and Emergency Services

The Ontario Building Code was updated in June 2008 to require full sprinkler systems in
residential building over two stories in height.
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e The Fire Chief has commented that although dealing with a multi-storey building can prove
challenging, there is nothing in the Fire Department’s operational capabilities that should
prevent the construction of buildings with greater than 3 storeys in height in St. Marys. The
Fire Chief has indicated that there would be the need for the Fire Department to procure
some equipment upgrades and that a new 75’ aerial will help with these rescues, fire fighting,
etc.. The Fire Chief has also indicated that there will be the need to undergo some in-house
training with respect to dealing with fires and rescues in taller buildings.

Options

The considerations in the previous section emphasize the need to examine options to encourage
intensification and the provision of affordable housing, while maintaining the overall character of St.
Marys as well as the character of smaller areas and neighbourhoods in the Town.

Based on these considerations and review of best practices in other municipalities, the following options
are presented.

1. Status Quo

This option would maintain the current policy approach for buildings in Residential areas identified in
the Official Plan, thus requiring an Official Plan Amendment for any proposal exceeding the 3-storey
maximum. A benefit of the status quo approach is that it requires an Official Plan Amendment (OPA)
and the associated planning review and public consultation with any proposal that exceeds 3 storeys.
However, the requirement for an OPA can be viewed as a barrier to the development community due
to the additional time and effort required into securing this additional approval. Also, limiting new
development to a maximum of 3 storeys may make certain projects less financially viable (as compared
to the return on development that allows for a greater number of residential units on a lot).

2. Increase the Maximum Permitted Height for all Residential Areas from 3 to 4 storeys

To implement this option, Section 3.1.2.7(a) of the Official Plan would be amended to read
“‘development will not involve a building in excess of three four full stories above average finished grade
and designed to be in keeping with the general character of the area”. However, such proposals would
still be subject to the policies of the Official Plan which require the Town to consider a number of factors
before approving such development.

In addition, staff has included a series of new policies in the preliminary draft of the new Official Plan to
provide additional policy direction to ensure that potential impacts on adjacent properties and the
surrounding neighbourhood are considered (including shadowing, access and circulation, and privacy).
New policies to specifically address higher density development proposals (townhouses, multiples and
apartments) have also been added to the preliminary draft of the Official Plan, including policies to
ensure:

« there is a transition between areas of different development intensity and scale, achieved
through appropriate setbacks or separations of buildings and/or appropriate changes in
densities and/or the stepping down of building heights;

e potential shadowing impacts, views onto adjacent lower density lots and abrupt changes in
scale are considered in relation to the height and massing of proposed buildings;

e sites have adequate land area to incorporate required resident and visitor parking,
recreational facilities, landscaping and buffering on-site; and,

e proposed buildings are designed following consideration of the materials and characteristics
of existing buildings in the neighbourhood.
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This approach would allow for more intensive development provided such development meets the
policies addressing compatibility, urban design, etc. There could be concerns that there is less public
consultation since an OPA would no longer be required however, there would still be a public process
related to a Zoning By-law Amendment application. There may also be concerns due to a lack of
uncertainty on future development or redevelopment is established neighbourhoods since there is only
a single Residential designation in the Official Plan which applies to all residential areas.

3. Increase the Maximum Permitted Height Based on Location, Character and/or Planned Function

Council has provided direction that, through the Official Plan review, staff should review and identify
properties that would be appropriate for the creation of property specific policies regarding
intensification, higher density, and price point for dwelling sales. This option is presented in keeping
with that direction.

The City of Stratford and the Town of Cobourg regulate the heights of residential development based
on designations or areas identified in the Official Plan as follows:

o 3 storeys in Stable Residential Areas
e 4 storeys in New Residential Areas
e 6 storeys in High Density Residential Areas (3 storey minimum height)

To implement this in St. Marys, there may be the need for an analysis to identify what areas should
continue to have a 3 storey maximum and identify properties and/or areas where 4+ storey buildings
and/or higher densities may be appropriate. For example, the 4-storey maximum could apply to
Greenfield areas such as the undeveloped land in the Thames Crest Farms area. A six-storey
maximum could apply to these same Greenfield areas with specific locations being identified based on
certain criteria or area characteristics such as:

« existing abutting land uses;
e view and shadowing impacts; and,
e appropriateness of lands for residential development based on the characteristics of the
neighbourhood.
In the City of Orillia Official Plan, specific height restrictions are identified as follows:

« Stable Residential
- maximum height of 3 storeys
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- the implementing Zoning By-law may provide more restrictive height limits based on the
specific context of a neighbourhood or area within the City

ORILLIA

City of Orillia Official Plan

Schedule A
Land Use

Downtown Area
I D 1Area (See ‘B’ for 18}

Living Area

3 Stable Neighbourhood

b < 554 Neighbourhood Greenfield
£ S 4 B intensification Area

R £ Employment Lands
= 4 7/ Business Park/Industrial
= ”"""ﬁ al K3 Light Industrial Services
‘ 5 "l.°"‘“ v Major Institutional

o ' T G ¥/ Community Commercial
4 1 » + 4 Arterial Commercial
1

The Environment/Open Space
Parkland and Major Open Space
B Environmental Protection Area

"* Potential Environmental Linkages
Q Highway Interchanges

=== City Boundary

=== Built Boundary

(defined in accordance with Policy 2.2.3.5 of the
Growth Plan for the Greater Golden Horseshoe,
2006 issued on April 2, 2008)

Vb Sieret

Date Aprovsd by Counci: Marc- 9, 2012
Date Apgrovsaiedtios: Meror 172011
e Apgrove 5. 23

0 250500 1.000 1,500 2,000
=

Conselidate? U March 4, 2078

e Historic Main Street and Downtown Shoulder
- building heights are identified on a Schedule to the Official Plan
- other than small scale development within or attached to existing buildings, building
heights restricted to between 2 and 4 storeys
« Central Core Intensification Area

- Example Area 1: 2 to 4 storeys + height bonus up to 6 storeys
- Subject to angular planes for lands abutting Historic Main Street, Downtown Shoulder
and Stable Residential

Page 8 of 28



Inset 1: Height Restrictions - Waterfront Rede\felropment Area( 0 625125 250 375
L=,

500 ¢
Meters oo
£ 4 i

’ ORILLIA

City of Orillia Official Plan

Schedule B
Downtown Area

Land Use Designations
J Refer to Inset 1 for Height
(1 Restrictions in the @ 2
- Waterfront Redevalopment - Historic Main Street
I Area
i

Downtown Shoulder
Hospital District

Lake Couchiching Central Core Intensification Area

1 — Viewscape

@ Gateway

\:l Waterfront Redevelopment Area

9:v:2.

&)
2
g

i

248

Elgin Street

FECRCRIENTLS
H
S 3§ USEPaUANZN

Height Restrictions
[ Min.-Max. - Max + Section 37 (Planning Act)

Cadar l=ianc

12 dojung

King Street

XX Height Overlay

Queen StE

2-4-12

Pumpkin Lay

Quean St W

Cochrane Street.

SUMMARY

The key question for Council to consider is whether or not the Town should revisit the restriction on
building heights in St. Marys.Out of this report staff is seeking direction from the Committee that can be
incorporated into the Official Plan review.

It is noted that permitting increased building heights will assist the Town in meeting its intensification
and housing affordability objectives. Permitting additional units to be built on smaller footprints can
make it more likely that a development is financially viable. There can also be negative impacts
resulting from increased building heights and densities if potential issues are not addressed, such as
shadowing or development that is not in keeping with neighbourhood or streetscape character.

FINANCIAL IMPLICATIONS

Not known at this time.
SUMMARY

It is noted that permitting increased building heights will assist the Town in meeting it's intensification
and housing affordability objectives. Permitting additional units to be built on smaller footprints can
make it more likely that a development is financially viable. There can also be negative impacts
resulting from increased building heights and densities if potential issues are not addressed, such as
shadowing or development that is not in keeping with neighbourhood or streetscape character.

STRATEGIC PLAN

Refer to Considerations section of this report.
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OTHERS CONSULTED

Jason Silcox, Building Inspector

Jed Kelly, Director, Public Works

Jeff Wolfe, Engineering and Asset Management Specialist
Dave Blake, Environmental Services Supervisor

Richard Anderson, Director, Emergency Services / Fire Chief
Brian Leverton, Fire Prevention Officer

ATTACHMENTS

None.
REVIEWED BY

Recommended by the Department

{M g@ I
ark 'Stone rant Brouwer

Planner Director Building and Planning
Recommended by the CAO

[Z [A—

Brent Kittmer, CAO / Clerk
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FORMAL REPORT

Do

ST. MARYS

To: Chair Strathdee and Members of Strategic Priorities Committee
Prepared by: Mark Stone, Planner
Date of Meeting: 18 June 2019

Subject: DEV 40-2019 Town of St. Marys Official Plan Review Population
Projections and Residential Land Demand/Supply

PURPOSE

The purpose of this report is to:
« Provide revised population projections for the Town;

e provide an overview of the updated land inventory and how much additional residential land is
required to accommodate future growth; and,

« identify opportunities and constraints to accommodating additional residential units on specific
properties in the Town.

Staff is seeking direction from Council with respect to the selection of additional lands to provide
residential supply.

RECOMMENDATION

THAT DEV 40-2019 regarding the St. Marys Official Plan review population projections and residential
land demand / supply be received; and,

THAT the Strategic Priorities Committee recommends to Council:

THAT the lands identified and recommended by staff in DEV 40-2019 be included in the Town of St.
Marys’ residential supply for the purposes of the Official Plan Review and Update; and

THAT Council directs the Planner to create a ‘special residential designation’ that limits permitted
building forms to mid-rise apartments, stacked or back-to-back townhouses and similar medium density
development, and/or requires a minimum density of development (e.g. 60 units / hectare) for the
purposes of identifying appropriate locations for higher density development in new mixed use areas.

BACKGROUND

On September 25, 2018, St. Marys Council endorsed an annual growth rate of 1.5 percent for the 20-
year planning period, for the purposes of the Town’s Official Plan review. On the basis of this growth
rate, there was the need to update the population growth projections for the Town and determine if
there is the need for additional residential land to accommodate this growth.

In addition, as a part of their priority setting, Council has provided staff with clear direction to:

« Take all steps within the Town’s authority to create as much residential supply as possible.

Page 11 of 28



« Through the Official Plan review, review and identify properties that would be appropriate to
contribute to this supply, including properties for intensification and/or higher density
development.

« Create an Official Plan that is clean and practical, and that supports the creation of attainable
housing, including removing barriers to the provision of this type of housing.

REPORT

Population Projections

The Town has identified an average annual growth rate of 1.5 percent for the Official Plan 20-year
planning period. Some of the considerations leading Council to select this growth rate include:

a) St. Marys’ growth rate of 1.14% between 1986 and 2016, and 1.81% between 2011 and 2016.

b) Since draft Population Discussion Paper 1 was first presented to Planning Advisory
Committee in 2013, Ministry of Finance projections for long term growth in the Province have
increased from 1.1 to 1.8 percent in 2018 (reference projection). Also, the long-term
projections for Perth County have increased from the 1.2 percent projected decline between
2012 and 2036 (2013 Ministry update) to a projected 11.4 percent increase between 2017
and 2041 (2018 Ministry update). In addition, long term population projections for Middlesex
County remain very strong and the projections for Oxford County have dramatically increased.

c) Increasing residential development activity based on Town building permit data.

d) More aggressive growth expectations for the Town as a result of a number of policy initiatives
approved or being considered (e.g. encouraging more infill and intensification development,
increasing the maximum permitted height of residential buildings from three storeys,
permitting secondary units in residential dwellings as-of-right, intensification/mixed use on
some Highway Commercial properties, policies that will encourage updates to the Town’s
Zoning By-law to permit more intense development).

Page 12 of 28



Staff has updated St. Marys Official Plan
Review Population Paper #1 for the 2019 to
2039 planning period based on the 1.5
percent growth rate, and to also reflect the
adjusted (lower) 2011 and 2016 population
figures for the Town from Census Canada
(2016 population: 6,951).

An annual growth rate of 1.5 percent will result
in a projected 2039 population of 9,790 — an
increase of 2,522 people from the projected
2019 population of 7,268.

Residential Supply/Demand

Residential Paper #4 has been updated
based on the lower 2016 population figure
and the revised growth projections to 2039.

In total, 1,462 new units (73.1 units per year)
will be required to meet the needs for the 2039
population (see Table 4 below from the
updated Residential Paper).

In addition, Paper #4 has been

updated based on the latest
information including the

addition of Stoneridge Phase 2

registered in the Fall of 2018,
increased density assumption
for calculating development
potential on lands designated
Residential (15 units per gross
hectare), and adjusting the
potential infill lots by removing
the Stan Fraser lands (assessed
separately later) and including
an estimated 40 new accessory
apartments to be created over
the planning period.

Year Low (0.5%) Medium (1.0) High (1.5)
2016 6951 6951 6951
2017 6986 7021 7055
2018 7021 7091 7161
2019 7056 7162 7268
2020 7091 7234 7377
2021 7127 7306 74838
2022 7163 7379 7600
2023 7199 7453 7714
2024 7235 7528 7830
2025 7271 7603 7948
2026 7307 7679 8067
2027 7344 7756 8188
2028 7381 7834 8311
2029 7418 7912 8436
2030 7455 7991 8563
2031 7492 8071 8692
2032 7530 8152 8822
2033 7568 8234 8054
2034 7606 8316 9088
2035 7644 8399 9224
2036 7682 8483 9362
2037 7720 85638 9502
2038 7759 8654 9645
2039 7798 8741 9790

Table 4. Number of Dwellings to Meet Demand
. Persons : ;Id_umbeRr of L NCurbrt:nt : Nug‘xhi‘:g;ew
D Ere roE | DulE R“;,‘:g‘:;ma':i‘;':fe

Current (projected) 7268 2.34 3106 3092* 14#

Decreased

Persons per 7268 215 3381 3092* 289

Dwelling Rate

Projected

Population 2522 2.15 173 0 1173

Increase (to 2039)

Total Projected

Populaticfn (2039) 9790 2.15 4554 3092* 1462

*projected number of dwellings based on 2,955 dwellings (2016 Census adjusted) + 137 (actual and projected

number of building permits for dwellings issued 2017 to 2019)

# rounded value

Updated Table 10 from Paper #4 reveals that there is a 16.7 year supply of residential land today (1,222

units + 73.1 units required per

year) based on the current

supply in final approved
(registered) plans of
subdivision, approved site
plan applications, potential

residential development areas
(undeveloped lands

Table 10: Assessment Summary

Final approved plans of subdivision
Draft approved plans of subdivision
Final approved plans of condominium
Final approved site plan development
Potential residential development areas
Potential infill units/lots (next 20 years)

Total

Units Available

153
0
0
15
939
115

1,222
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designated Residential in the Official Plan), and potential infill units via consent and accessory
apartments.

A total of 240 dwelling units are required over the planning period to meet the Town’s population
projections.

Residential Land Inventory

A comprehensive review under the Provincial Policy Statement (PPS) may allow for the expansion of
a settlement area boundary if there are insufficient opportunities for growth through intensification,
redevelopment and designated growth areas to accommodate the projected needs over the identified
planning horizon, and subject to other requirements or test under the PPS. Therefore, there is the need
to consider designated growth areas and opportunities for intensification before considering an
expansion to a settlement area. According to the PPS, intensification means the development of a
property, site or area at a higher density than currently exists through:

a) redevelopment, including the reuse of brownfield sites;

b) the development of vacant and/or underutilized lots within previously developed areas;
c) infill development; and

d) the expansion or conversion of existing buildings.

To assist in the assessment of opportunities to provide for the required 240 units, Town staff has
created an inventory (see Attachment 1) showing:

« PR - Potential residential development areas (designated residential growth areas as identified
in Official Plan Review Residential Paper #4);

o PD - Potential development lands are lands with no planning approvals and not identified in the
Official Plan Review Residential Paper (includes lands inside the settlement area boundary and
designated Residential, and lands outside the settlement area and designated Agriculture); and,

« HC - Potential residential intensification on lands designated Highway Commercial.

Further explanation of how each property was analysed is provided below, with a detailed explanation
of each of the property classifications presented above.

The accompanying chart is intended to provide the location, designation and land area (gross and net)
for each property or area. The majority of the property assessments was completed through desktop
analysis of aerial photography and other Town GIS data, combined with site visits where needed.

When identifying lands for residential development, the analysis assumed that:
e No employment (industrial) lands would be converted to provide for residential supply; and
o Estate type residential lots (for example, Emily Street west near the Town boundary) were
generally not considered as available land for intensification or redevelopment.

Constraints

To create an accurate inventory of available land for development, potential constraints have been
identified where servicing or physical characteristics can impact the potential for development on
portion of or an entire landholding. Constraints can include: floodplain or hazard lands; topographical
conditions that make it difficult and/or costly to develop; natural heritage features, including potential
significant woodlands; irregular lot sizes or configurations; the need to extend or upgrade municipal
water, wastewater or transportation infrastructure; road capacity or access issues; and a lack of
landowner interest in developing.
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For Committee’s information, the location of existing water and wastewater infrastructure in the Town
is shown on Attachment 2. In addition to examining the location of existing water and sewer lines, it is
important to consider the capacity of treatment systems to accommodate future growth. The raw source
water supply for the Town of St. Marys is drawn from three drilled bedrock wells, each equipped with
pumping, treating and monitoring components. The system is supplemented by one elevated reservoir
(the water tower), the newly commissioned water reservoir, and an emergency booster pumping station
located on James Street South. According to the 2018 Annual Summary Report for the Town of St.
Marys Water Supply and Distribution System, the maximum combined daily volume of the St. Marys
drinking water system for the calendar year of 2018 was 3,487.82 md/day in July, representing
approximately 33.6 percent of the maximum combined allowable usage of 10,368 m3/day. On this
basis, there are no concerns with the capacity of Town’s water system to accommodate anticipated
future growth.

According to the 2018 Town of St. Marys Wastewater Summary Report, the annual average daily flow
for the St. Marys Wastewater Treatment Plant was 4,373 m3/day, or 78 percent of the plant’s rated
design capacity of 5,560m3/day. The total flow treated at the plant in 2018 was 1,591,589 m?3 compared
to 1,542,384 m? the previous year. Ministry standards require that once the Wastewater Treatment
Plant (WWTP) reaches 90 percent of its average daily capacity, upgrades / expansion(s) are required
and therefore, an expansion to the WWTP will likely be required during the 20-year planning period.

Potential significant woodlands identified in the draft Perth County Natural Heritage Study have been
identified, although the release of an updated Study is expected soon and additional Town review of
that study will be required. Any proponent of development proposed on a property with a potential
significant woodland can submit an Environmental Impact Study (EIS) to demonstrate that there will be
no negative impacts on natural features or areas and adjacent lands. An EIS typically includes an
analysis of relevant policies and previous studies, and is based on field investigations to identify and
analyze natural heritage features and functions. An EIS also identifies potential impacts on these
features and functions, and provides recommendations with respect to the location of proposed
development. An EIS can contain a range of recommendations including conclusions that part or all of
an identified feature is or is not significant, and buffer and/or mitigation measures that should be
provided as part of the development.

Potential Development Areas (PR)

Potential Development Areas are lands currently designated Residential and are growth areas as
identified in Official Plan Review Residential Paper #4. PR lands were further assessed by staff with a
focus on potential constraints and opportunities (see Attachment 1), and any specific impacts on land
supply are summarized in the chart below.

In undertaking this review, staff were cognizant of the issues related to the rising cost of housing in St.
Marys and the need to provide opportunities for higher density housing. However, it appears that
traditional forms of affordable housing like townhouses are increasingly not meeting the definition of
affordable. The current Residential designation in the Official Plan permits a wide range of housing
forms and densities but in many ways leaves it to the development industry to decide what forms of
housing should be provided in these areas. While the Town is encouraging higher densities and a
broader mix of housing forms to provide current and future residents with more choice in terms of
affordability, the Town should consider including policies in the Official Plan that would encourage the
provision of more affordable, alternative housing stock such as stacked or back to back townhouses on
Greenfield properties.
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Stacked townhouses are similar to traditional townhouses but consist of two or three units that are
‘stacked’. Front and rear walls are maintained in stacked townhouses and the lower unit typically has
rear yard access at or near grade, while units above may have balconies or terraces. Back-to-back
townhouses units share rear walls with other units and as a result, there are no backyards. Due to the
higher densities / less land required for these types of units, stacked and back-to-back townhouses can
provide freehold opportunities at a lower cost - a good alternative to traditional townhouses and
apartments.

The Official Plan could include a ‘special residential designation’ that limits permitted building forms to
mid-rise apartments, stacked or back-to-back townhouses and similar medium density development,
and/or requires a minimum density of development.

The chart below pulls specific properties from Attachment #1 for discussion. These are existing potential
residential development areas (designated residential growth areas as identified in Official Plan Review
Residential Paper #4) which are affected by existing constraints on the property. Staff bring this to the
Committee’s attention because the effect of these constraints is a net reduction in the developable land
available on these properties. Because of this reduction, additional lands need to be found and added
to the residential supply:

Map Identifier

and Address

Description/Constraints

Notes

PR-1

Currently there is a single road
access to these lands and Public
Works staff have indicated that
sewer servicing could be
challenging/costly.

The property is generally surrounded by
existing residential uses or vacant/rural
lands and is in close proximity to Queen
Street West. This property may be a good
location for a special residential
designation to be applied to part of the
land to ensure there is a higher density
block. This additional density/yield may
also help offset any increased costs to
service this property. A 1.0 hectare
special residential block at 60 units/hectare
would increase the unit supply on these
lands by 45 units (60 instead of 15
units/ha).

PR-2 (0 Elgin W)

Constraints on this property include
potential significant woodlands.

Reduce land supply by 0.61 ha

PR-3 (121 Carrall, 0
Carrall & 0 Long)

Constraints on these properties
include potential significant
woodlands.

Reduce land supply by 3.8 ha

PR-4 (300 Thomas)

Constraints on these properties
include potential significant
woodlands and hazard lands.

Reduce land supply by 5.37 ha

Based on the above analysis, the total number of dwelling units required over the planning period is
increased from 240 units to 342 units (based on a reduction of 9.78 hectares of PR land x 15
units/hectare, and the addition of a 1.0 ha special residential block).

Potential Development Lands (PD)

Potential Development Lands are lands with no current planning approvals and were not identified in
the Official Plan Review Residential Paper. PD includes lands inside the settlement area boundary
and designated Residential, and also lands outside the settlement area and designated Agriculture.
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The chart below pulls specific properties from Attachment #1 for discussion. The properties identified
below are those that staff are recommending be added to the residential supply:

Additional Land Supply

Map Identifier and Address Description/Constraints .
(ha or units)

Irregularly shaped internal lot
PD-2 (188 Victoria) surrounded by existing low density 0.3 ha
residential

Potential to contribute
comprehensive planning with PD-
PD-3 (555 Emily) 4, landowner interest and could 1.03 ha
help address potential issues with
lack of water looping in area.
Logical to apply Residential
designation along with southern
half of property (PR-9) already
designated Residential, landowner
interest and could help address
potential issues with lack of water
looping in area.

Potential significant woodland —
EIS submitted concluding that
woodland is not significant
Unusual lot configuration may
make infill development
challenging but property has
access to James Street North and
could connect to municipal
services

Infill lot generally surrounding by
existing single detached dwellings
Site plan or condominium approval
not in place however, zoning
approved in January of 2019 to
permit 24 townhouse units.
Property owned by Perth and
Stratford Housing, and located
south of existing Perth and

PD-14 Stratford Housing complex to the 0.32 ha
north and existing single detached
dwellings to the west, east and
south.

PD-4 (570 Emily) 2.9 ha

PD-6 1.16 ha

PD-10 0.89 ha

PD-12 (275 James S) 24 units

The only potential lands located outside of the settlement area in the above chart are PD-3 and PD-4.
The Town has received requests for redesignation from Agriculture to Residential (and inclusion in the
Town’s settlement area) from the owners of these properties.

The southern half of the 570 Emily Street lot (PD-4) is located inside the settlement area boundary with
a Residential designation, and the northern half is located outside of the settlement area. Bringing the
remainder of the 570 Emily Street lot into the settlement area and applying a Residential designation
would allow for better design, planning and buildout of these lands as compared to a partially
designated property. The property also has access to an existing municipal road and water and sanitary
services and servicing this area would address potential issues with lack of water looping in area. The
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owner has indicated that, if his remaining lands were redesignated to Residential, he plans to pursue
development via a plan of subdivision.

The owner of PD-3 has indicated a desire to develop the property and bringing this property into the
settlement area and applying a Residential designation would allow for additional rounding out of this
area and if included, would allow for additional land to be comprehensively planned in conjunction with
the 570 Emily Street property.

Based on the above analysis, the total number of dwelling units required over the planning period is
reduced from 342 units to 219 units (based on the addition of 6.6 hectares of PD land x 15 units/hectare,
and the addition of 24 units from PD-12).

PD-13 (433 and 465 Widder) is designated Residential and water and sanitary lines are located partially
along the frontage of 433 Widder in close proximity to 465 Widder however, there is only one public
road access to this area. Further discussion regarding this property is required.

Potential Residential Intensification on Highway Commercial (HC)

As discussed in a report to Council in August 2018, staff is recommending that the Town include policies
in the Official Plan to allow for some mixed-use development in the form of residential apartment units
in commercial buildings and low-rise apartment buildings on some properties designated Highway
Commercial. Vacant or underutilized properties designated Highway Commercial, mainly along the
Queen St., Corridor, have been identified as potential sites for intensification in the land inventory
provided as Attachment 1.

Constraints have been identified and removed from the land base, and potential residential unit yields
have been calculated based on a site by site review of each property. An estimate of the percentage
of land available for intensification was determined based on lot size, configuration and location, and
the extent and layout of existing development on each property. Then, a 25 percent building coverage
assumption was applied to the amount of land available, and based on an assumption of 90 square
metres per dwelling unit, an estimated yield for 3 and 4 storeys of apartment units was provided (see
below). A conservative estimate of 25 percent was then used in predicting the percentage of units that
would be constructed during the 20 year planning period.

The chart below pulls specific properties from Attachment #1 for discussion. The properties identified

below are those that staff are recommending be added to the residential supply through the new
highway commercial designation:

Potential Highway Commercial Intensification Sites

Land Area - ha ha m’ Number of Storeys
Land Area fi
Constraints % of Net Land " . rea. or
Net Land Area for Residential | Apartment | Apartment
Map (natural . Area for . P Floor area
Address Gross N (constraints ial | Intensi Floor Area | Floor Area 3 4
Identifier heritage or Residential . . per unit
removed) e .. Intensification at 25% (3 storeys) | (4 storeys)
hazards) Intensification ~
Coverage
HC-1 385 Queen West 0.53 0.53 25% 0.13 0.03 994 1,325 90 11 15
HC-2 365 Queen West 0.5 0.50 20% 0.10 0.03 750 1,000 90 8 11
HC -3 780 Queen East 4.24 4.24 10% 0.42 0.11 3,180 4,240 90 35 47
HC-4 940 Queen East 3.88 3.88 20% 0.78 0.19 5,820 7,760 90 65 86
HC-5 895 Queen East 4.5 2.00 2.50 20% 0.50 0.13 3,750 5,000 90 42 56
HC -6 323 Queen West 0.22 0.22 25% 0.06 0.01 413 550 90 5 6
HC-7 665 James N 0.42 0.42 100% 0.42 0.11 3,150 4,200 90 35 a7
HC-8 478 Water S 0.53 0.53 0
TOTALS 201 268
* 35% maximum lot coverage in R5 Zone - 25% used based on review of other Assuming 25% of potential units 50 67
low rise projects in Ontario with similar community context as St. Marys will be built in next 20 years
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Based on the above analysis, the total number of dwelling units required over the planning period is
further reduced from 219 units to 169 units (based on the addition of at least 50 residential
intensification units on Highway Commercial properties).

ANALYSIS

Therefore, a total of 169 units are required to meet the Town’s requirements for the 20-year planning
period. Based on an assumption of 15 units per hectare, a total of 11.3 hectares of land is required.
The Town has identified supply in existing designated growth areas and redevelopment and
intensification opportunities. In order to ensure that there is a sufficient supply of land for anticipated
population growth, it is necessary to consider lands currently designated Agriculture and outside of the
settlement area.

The chart below pulls specific properties from Attachment #1 for discussion. The properties identified
below are those that staff are suggesting Council discuss and select portions of to add to the settlement
area to provide the remaining lands needed for residential supply.

Map Identifier Descrintion/Constraints Net Land Area and
and Address P Potential Unit Yield

Designated Agriculture and located - 32.0 hectares
outside settlement area. Sanitary - @ 15 units/ha = 480 units with
PD-8 servicing may be a challenge. potential for additional units with
‘special residential’ block(s) @ 60
units/ha
Designated Agriculture and located - 14.86 hectares
outside settlement area. Sanitary - @ 15 units/ha = 480 units with
PD-9 servicing may be a challenge. potential for additional units with
‘special residential’ block(s) @ 60
units/ha

Lands are already designated
Residential but not included in the land
inventory due to the current Official Plan
restriction related to required number of
public road accesses and the need to
extend services.

- 7.83 hectares

- @ 15 units/ha = 223 units with
potential for additional units with
‘special residential’ block @ 60
units/ha

PD-13

Only portions of these areas will be required to provide the additional unit supply required however,
additional Greenfield area(s) may provide important opportunities for the provision of a wider range of
housing forms and affordability options to current and future residents.

FINANCIAL IMPLICATIONS

None known at this time.

SUMMARY

Staff is seeking direction from Council with respect to the approach undertaken by staff to assess land
needs and supply as part of the ongoing Official Plan review. In addition, staff is seeking direction from
Council with respect to the selection of additional lands to provide residential supply.

It is recommended that the Town consider the creation of a ‘special residential designation’ that limits
permitted building forms to mid-rise apartments, stacked or back-to-back townhouses and similar
medium density development, and/or requires a minimum density of development (e.g. 60 units /
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hectare). This designation would be used to identify appropriate locations for higher density
development in new mixed use areas.

STRATEGIC PLAN

This report is supported by the following priorities and tactics in the Strategic Plan:

e Pillar #6: Housing - There need to be housing options that are affordable, attainable, and even
include rentals

o In order to get the “right demographic mix” for St Marys, it will be essential to ensure
housing stock is flexible and attractive for youth, workers, and immigrants, and persons
of all abilities.

= |dentify in the Official Plan development areas that would be key growth areas
among targeted demographics.

= Address infrastructure needs to best ensure development capacity.

OTHERS CONSULTED

Jason Silcox, Building Inspector; Jed Kelly, Director, Public Works; Jeff Wolfe, Engineering and Asset
Management Specialist; Dave Blake, Environmental Services Supervisor; Richard Anderson, Director,
Emergency Services/Fire Chief; Brian Leverton, Fire Prevention Officer.

ATTACHMENTS

1) St. Marys Land Inventory
2) Existing Water and Sewer Infrastructure in St. Marys

REVIEWED BY

Recommended by the Department

MEh e

Mark Stone /Grant Brouwer
Planner Director Building and Planning

Recommended by the CAO

= (A —
Brent Kittmer
CAO / Clerk

Page 20 of 28



(18dey
uoIsSsnasI [enuapIsay ul AloJusAul ul papn|dul
jou) spueT juswdolaaaq |enusiod - dd

[eoJawwo) Aemybiy pajeubiseq spue

(49ded uoissnasiq
[enuspisay ul AlojusAul ul papnjoul) Spue
swdojaAs( [enuapISay [enuslod - Hd

[enuapisay pejeubiseq spue

21 of 28

UO UOIJEdlISUSIU| [BNUSPISAY [ENUSIOd - OH

Uo UOISIAIPgNS JO Ueld pala)siBey

PXWPaSIASY Y 3TINATHOS L0-0L-2002/d0 SAiepig/Buluue|d/s1osfoid SID/SIDMIINIIY/SIO

g

ATTACHMENT 1

Pa

2002 4990320 SENENY  eee——
000'k  0SZ 00S 0s¢scl 0

[BINY  SasRcmtiy

abejusH |einjeN I
uteid pool4 27

[euonealoay
JUIBISUOD) [BIUSWIUOIIAUT D

[eLSNpU| 8AI0RIXT E

[BLISNpU| [BJausD) D

9Z VdO Jod sk |enswwo)
KemyBiH 0y abueyd

[e1osswwo) AemybiH D
UMOJUMO(] bbbt DmtSnket S I
lenuapisey | |

Ja1ep I

A1EepunOg UMO| smmmsmm

TE [ \\ SV
- BEE;

) T T T O P e T
0€ VdO Jad se [enuapisay 0} abueyd

\Cm_ucsom ealy Juswalj}es — — 2€ VdO Jed m_m (]
¥'€'€ uonodsg 0} oslgng

uoneubisaq _m_\ -

ue|d @SN pue
V. 9INp3ayosg
uejd [edio

sAiep 1S Jo umo]

12 YdO Jod se [ewjsnpuy [e18U95) 0}
abueyd pue eauy JUSWSRES Ul SPNJOU|

62 VdO Jod se (a)y'¢’¢ UoRoas o} ﬁm.ﬁsw_‘



suzet
Rectangle

suzet
Rectangle

suzet
Polygon

suzet
Line

suzet
Line


marks
Polygon

marks
Polygon

marks
Rectangle

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Rectangle


marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Rectangle

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Rectangle

marks
Rectangle


marks
Rectangle

marks
Polygon

marks
Polygon

marks
Rectangle


marks
Polygon

marks
Polygon
HC-2

PD-__

marks
Polygon

marks
Polygon
PD-6

PD-7

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon

marks
Polygon


ATTACHMENT 1

(ZVH) pJOZOH UOISOIT IO POO|4
(1Md) PULIPOOM JUDDYIUBIS [OLUSIO

:pusabaq

2 0of 28

M 1S Usan® pup M “IS UIB|3 0juo 8BpIu0I4
"1S usand Buojo YLou

oy} o} Buingo a60I06 [PIDIBWIWOD Bulsix]
sBullomp payopiep

a|BuIs Bulisixe AQ papuNnoUNs Apiauss
SJUIDIISUOD UMOUY OU UM LO] [Ihul JojnBaul
S|gD|IDAD SODIAISS AIDIUDS PUD ISIOAM

680

[oluspIsey

oL-ad

Is'

DPDana
ayc 4

sebus|oyd
SADY ADW BUIDIAISS JIoMSS AIDHUDS

9871

IVH-G0

2!

aInyNouBY

6-ad

sebus|pyd
SADY ADW BUIDIAISS JoM8S AIDLHUDS

0¢ce

IMd + ZVH
0ve

1099

aInyNouBY

[josiaBul ¢9 |

8-ad

palinbal aq PINOM SDIAISS

Jomas AIDJIUDS PUD JSIDM JO UOISUSIXT
D310 JUBWIB|IISS

JO 2PISINO PB}O] BUIP|OYPUD] {UDIYIUBIS

aInyNouBY

N UCINH G/ ‘N
SOWIOI £7C "ISPPIM
§9% '‘BUIDD G648 06

£-ad

S92IAI8S [DAIDIUNW O} }1D9UU0D

PINOD PUD YLION 19314S SOUID[ O} $592200
soy Apedoud jng Buibus|oyo juswdojeasp
lUl &3 oW Abu UoPINBLUOD O] Io|NBall|

[oyuspisey

N SSWO[ 6y¢

9-ad

SIDSA JO JoquiNU D ISA0 INDD0

[IIM 1Oy} 1s81D) sewuipy] Ul juswudoaasp

10 saspyd [pIIUl 8SUAWOD PUD |DILUSPISSY
pa1oubIsap AjUBUND BI0 DY} SPUD| JOAO
Boljdoa| pjnom spup| aseyy Bulpoubiseq

'8l

aInyNouBY

$-ad

[olLUSPISaY pajbubisap Apnaln

(6-38d) Alledoud Jo jjoy uwisyinos yim Buojo
uolpbubisep [plUBpIsay Alddp o} 021607
D3JO Ul BUIdOO]| I9}OM JO 0D

Uim sanssi [plualod ssalppo diay PINOA
S|QD|IDAD $ODIAISS AIDLUDS PUD JOIDAA

6¢C

aInyNouBY

Ajwi3 08

v-ad

0210 Ul BUIdoO| Ja[OM JO 30|

ylim sanssi jolualod ssalppo diay pINnom
S|gD|IDAD SDIAISS AIDLIUDS PUD JOIOM
pPeppPD S| y-ad

JI AIQWISSSD PUD| O} 8INQUIUOD Of [D1IUSIOd
1S8J3Ul JISUMOPUDT

€01

aIn}NouUBY

Ajwi3 G5G

€-ad

10| Bullemp payoplap a|buls

BULISIXD OM] USDMDQ $59000 ADMBUD|
[ousiod yiim o] [puiaiul padpys Aupinbal|
sBuljlemp payoniep a|buls Ag papunoUNng

€0

€0

loyuspIsey

OUOOIA 881

¢-ad

2SIUIDIISUOD PIDZDY [DIUSLOd
(>HDd 8IPAYINOS) PUD| POUMO UMO|

0

INH 9.0

940

y

loyuspIsey

SIOAUINOS 0Z |

L-ad

SOJON / Spusawwo)

(paAowiay
sjuipsSuo)) }

. SpuIDYSUOD)

$s019

Daly JUSWSYSS
uj pajpo07]

uoypbubisaqg
juaun)d

ssaIppy

Isyusp|
dow

(py) VI3V ANV

NV1d 1VIOI440

NOILVOO1




ATTACHMENT 1

(ZVH) pJozoH uoIsol] 10 POO|H %
(1Md) PUD|POOM JULDHIUBIS [DlUS}Od puaban s
™
N
o
S|gP|IDAD $9DIAISS AIDLUDS PUD JOIDAA YTy A [DISISILIOD J usand 08/ €-OH m%
! ! ! ADMUBIH ag
S|gP|IDAD $9DIAISS AIDLUDS PUD JSIDAA G0 A [PISISILIOD M U29Nd G9¢ Z-OH
: : : ADMUBIH
S|gP|IDAD $9DIAISS AIDLUDS PUD JOIDAA €50 A [PISISILIOD M U29nd 68¢ L-OH
: : : ADMUBIH
G8'S 2 [EIVESIEN Allwg 6-4d
S|gP|IDAD $82IAISS AIDLUDS PUD JSIDA 61 P [STVETEN S SOWDl |22 8-id
Apedoud plajumolg S0C 2 [EIVESIEN N uojbullem /81 L-¥d
x3|dw oo juswipodo
$10JUSS IO} pajiwgns suolpolddy 8¢'L N [olUspIsey N JSIOM (G 9-4d
S|gP|IDAD $8DIAISS AIOLUDS PUD JSIDAA
89°0 IVH- /L0 Syl N [olUSpIsey S OUDJUQ 68 G-dd
69°0 R 909 » IPyUSPISSY SOUIOU] 00€ p-d
palinbal ] ] ] Buo1 Q%
20 PINOM UIB|T WO} UOISUSIXS JOJOM e8¢ Md-8¢ 9 4 [olusplsed [[IoUPD O ‘IPURD 171 €-dd
POPOdU UOISUSIXS PDOY . . .
senss| UIIq 650 IMd - 1970 'l Vs [oluUSpIsay M UIBi3 0 C-id
uIB[3 WOJ) BUOD PINOD SS90
AousBiIawa - M °IS UsaNnd U0 JBUIOD {Som .
yiou uj ss82000 pooJ oignd Bulsixe abulg eeé e IolUSpISd L-3d
Al}S0D 9 [IIM BUIDIAISS JoMBS
UINOS PUD ISDS ‘}SOM By} O}
S10| payopiep a|buls Bulsixe AQ papUNOLNg
S|QD|IDAD $ODIAISS AIDLUDS PUD JOIDAA . .
1SOM SOUOT 6Z€ 1D Xa|dWoD BUISNOK ce0 g0 Vs [oluspIsay M 183ll§ ssuor 0 vl-ad
PJOHDIIS PUD YlLad BULSIXS JO YINOS PaI0I0]
pUD BUISNOH PJIOHDILS PUD Ylad Ag paumO
JOPPIM §9% Of Afllixo.d
9S00 Ul PUD JOPPIM £ JO 8BnjUOl . IVH .
BUOD AIPILDG SaU AIDHUDS PUD JO4DM €8/ M 621 96 A [olUspIsey ISPPIM G9% PUD ¢Ey €1-ad
D310 O} SS90 PO pug OU AlJUusuND
‘Buipuad |pAoiddo upid 8IS 'S8SNOYUMO} . .
WINIUIWOPUOD 7z 1o} paroiddo Buiuoz /80 /80 2 [PlUSPISSY S sewior §/¢ Zl-ad
JUIDJ}SUOD [oluUSpIsay /10 [olUSpIsey
Jolow — spup| ybnouyy uipip [pdidiuny 2 |DIDIBUWILLOD Md . 201 A 2 |DIDIDWIWIOD M US9Nd 966 L1-ad
S|gD|IDAD SSIIAISS AIDHUDS PUD JSIOA AOMUBIH ¥71°0 +IVH L0 ADMUBIH
(paroway Daly JUSWIHSS uoypubisaq ayijuap|
S9JON / Ssjuswwo) SJUIDASUOD) BN SjuIpYsSuUo0D $S015) Ul paIp201 ueuns SS2IPpPV dow
(oY) vaav aNv1 NV1d 1VIOIl440 NOILVOO1




ATTACHMENT 1

(ZVH) pJOZOH UOISOIT IO POO|4

Page 24 of 28

(1Md) PUD|POOM JULDHIUBIS [DlUS}Od puaban
. . [DIDJOWWOD
0 IVH €S0 €50 2’ AOMUBIH S ISIOM 8LV 8-OH
"suIpwW AID}UDS PUD JaoMm O} dUl|
Alladoid wouy pazisdn g o) pasu PINOM
. [DIDJOWWOD
SODIAISS — SBILISUBP JayBIy S{PPOUWIIODID ro ya AOMUBI N SSWO[ G99 L-OH
0} pazIs jou aul| Aledoud o $8DIAISS HPIH
INg S|gP|IDAD SODIAISS AIDLUDS PUD JSJOM
. [DIDJoWWOD
S|D|IDAD $ODIAISS AIDLUDS PUD JOIDAA 220 A ADMUBIH M U29Nd €78 9-OH
seppIBdn pasu . N . OIoIBWILI0D uoen -
ADW PUD UOKDIS L BULISIXS O} SUIDID JOMSS 5¢ IvH-0¢ sy 4 ADMUBIH 3 O 558 §-OH
. [DIDJoWWOD
S|gD|IDAD $9DIAISS AIDLUDS PUD JOIDAA 8¢ A APMUBIH J UuLaNd OF6 ¥-OH
(paAowiay Daly JUSWIHSS co_tu:m_wmn_ ayijuap|
S9JON / Ssjuswwo) SJUIDASUOD) BN SjuIpYsSuUo0D $S015) Ul paIp201 ueuns SS2IPpPV dow
(oY) vaav aNv1 NV1d 1VIOIl440 NOILVOO1




ATTACHMENT 2

1 #I—:
=
=
=
FT B
=17

¥
uﬂi\
gl

T L

.:...Fuﬂtm
WL
il

gt
|
Hh
1
“lm“

| -nmmu
il

e
HTUE
me
i
T
aul

l\l\
(1]
il
[ |
=il

\

il
m
i
[
=

)

1
L

y
i
\
s
minit
TH

_,_..-—'1

Tt

ol
=il

) B

iyl

i

wl augp)

== 'ﬁ!t! slin
=== H |

2 :‘l';l_\‘.llj__ W
""'-l\‘ [
__!lll.‘_l“\l_L =

T L

C -
II‘
]

1\
=
=3

|

-
% uuuu\w
'__q\\gi}lljm'ﬁ\".\\l (1
m [ 1 \ e
=t - “ l“l‘l-lil'
Tk

U

—]

=11
—
—
—
—
[

g
o
W

1!
()

—
I"

iR

==

]
—]
=

\\//

Illllll“l‘ -
B

i

i
B
B
1 |

e
Page 25 of 28



s
1] w.!‘_
'-lﬂ
e

m
e

UL \

()

u

=
T

(E
I
||

|

1
=
———

ll I;

-=‘¢

h ",

S
ﬂ;, §

Page 26 of 28



Iliny

ATTACHMENT 2

Page 27 of 28



ATTACHMENT 2

.,_i qr

- iT‘\':\‘ !’f
=l\w; II’ ::,

I S bayt SR
i% ‘;'l
i-:x 7, /; X %;;y. J

L/
[/ A ”/I ",

":} O

e

il

—
i/
__.‘

~ [y
- [y
=y
¥y

Page 28 of 28

11 =

\



	Agenda
	5.1 DEV 36-2019 Building Height in St. Marys.pdf
	Back to Agenda

	5.2 DEV 40-2019 Population Projections and Land Inventory.pdf
	Back to Agenda

	5.2 Attachments.pdf
	Back to Agenda


