John Gemmell Chair, Jim Boldt, Jack Tarmett, Lana .tvfarch, Riq Turner (Alt)

AGENDA
6th MEETING OF THE TOWN OF PERTH
PLANNING ADVISORY COMMITTEE
Monday June 2fih, 2016 11:00 am
Council Chambers, TOWN HALL

a)

CALL TO ORDER

b)

DECLARATIONS OF INTEREST (all agenda items)

c)

MINUTES OF LAST MEETING (unadopted from May 30t11, 2016 for approval)

d)

ADDITIONS

e)

UNFINISHED BUSINESS None

f)

CURRENT ITEMS FOR COMMITTEE CONSIDERATION

g)

h)

1.

Site plan application - Dl l-AC-03-16
- Robert B lacklock, Crombie Property Holdings Ltd. # 80 Dufferin Street (report 6.1 )

2.

Site plan application - D l l-AC-05-16
McAdoo Leas ing for Perth Physiotherapy 186 1 Rogers Road (report 6.2)

NEXT MEETING- _Change from August 15 to August 22?
ADJOURNMENT: _ _ _ _ _ _ _p.m.

2016-PAC-6.1
REPORT

Date Prepared:
Date Presented:

June 14th, 2016
June 20th, 2016

To:

Chair, and Members of the Planning Advisory Committee

From:

Eric Cosens, Director of Planning

Subject:

Site Plan Control Application
- (Town File D11-AC-03/16 Mews Mall 80 Dufferin Street)

~ For Information Only

D

Delegation

~

Atta ch me nt

Recommendation:
THAT THE PLANNING ADVISORY COMMITTEE RECOMMEND THAT COUNCIL
PASS A BY-LAW TO AUTHORIZE THE MAYOR AND CLERK TO COMPLETE AN
ADDENDUM TO THE SITE PLAN AGREEMENT TO FACILITATE DEVELOPMENT
OF A NEW BUILDING FOR A RESTAURANT AND RETAIL USE ON LANDS KNOWN
AS 80 DUFFERIN STREET AND THE BY-LAW INCLUDE PROVISIONS TO ENSURE
THAT RECOMMENDATIONS FROM THE TOWN'S SOLICTOR MAY BE
IMPLEMENTED AS PER THE FINDINGS OF REPORT PAC 2016 6.1
THAT THE PLANNING ADVISORY COMMITTEE RECOMMEND THAT COUNCIL
PASS A BY-LAW TO REMOVE THE HOLDING PROVISION APPLICABLE TO THE
SITE WITH THE BY-LAW COMING INTO EFFECT UPON THE APPLICANT
COMPLETING AN ADDENDUM TO THE SITE PLAN AGREEMENT OR A NEW
AGREEMENT IF NECESSARY AND FILING THE SECURITY REQUIRED UNDER
SUCH AN AGREEMENT.

Executive Summary:
An application for Site Plan Control has been filed for the construction of a 638 m2 (6,870
ft. 2) building located at 80 Drummond Street in Town of Perth and an amendment of the
existing site plan agreement is recommended.
1.0

Background:
A Site Plan Application has been filed by Robert Blacklock on behalf of Crombie
Property Holdings Ltd., the owner of the Perth Mews Mall, to develop a new
commercial use building on the lands municipally known as 80 Street. The
applicant has also filed a minor variance for a temporary reduction to the
minimum queue length requirements for a drive-through facility.
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2.0 Analysis:
2.1

Property Location and Description:
The subject lot is formally described in part as PT Lots 1, 2 and 4 Prk Lot 4 Plan
8828 formerly Part of Concession 2 in the geographic Township of Drummond and
is municipally known as 80 Dufferin Street in Perth. (key map attached). The
property has roughly 260 m (860 ft.) of frontage on Dufferin Street and is slightly
over 6 ha (15 acres) in area.
The existing buildings are centrally located on the site with large parking areas in
the front and rear yards. The lot is relatively flat and being predominantly covered
with buildng and parking areas with some landscaped areas in the front and eterior
side yards. Most storm-water is directed to a rear yard storage and drainage
system that directs flow through an outlet in the rear yards across the abutting
CPR rail corridor through an easement in compliance with the existing grading and
drainage plan.

2.2

Surrounding Land Uses:
The adjacent properties are mostly higway commercial form developoment on
either side of the Dufferin Street (Hwy 7) corridor with a vacant parcel intended for
future mall development on the opposite side of the street. There is some low
density residential to the east and south-east abutting Wilson Street and a larger
parcle on the opposite side of the CPR rail corridor zoned and partially developed
for business park use.

2.3

Proposed Site Development
The proposed building would be constructed at the minimum front yard setback in
the central section of the Dufferin Street frontage with a total footprint of 1ust under
638 m2 (6,870 tt.2). It would include a modest restaurant of about 17 4 m
(1,870 ft. 2) that would feature a drive-through facility (draft site plan attached).
Approximately 25 new parking spaces are proposed, most of which are interim
parking pending the potential widening of the Durfferin Street corridor. All of the
parking proposed exceeds the minmum required pursuant to the zoning By-law.

3.0 Comments from Notification/Circulation:
3.1

Municipal Departments
The Fire Chief is recommending that water infrastructure and a new hydrant be
established in proximity to the new building.

3.2

External agencies
Ministry of Transportation staff were involved in direct discussion with the
proponent and Municipal staff. In comments filed by the Ministry it is supportive of
a reduced drive-through facility and notes that the facility and new parking
proposed are within the 14 m setback from the highway corridor but are surplus to
the minimum zoning standards and can be removed or relocated if the road
corridor is widened in the future. The Ministry cautions that a Building and Land
Use Permit from the MTO is required before a municipal building permit is issued.
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3.3 Submissions from the public
There is no legislative requirement for public notice of Site plan applications to be
given.
4.0 Financial Considerations:
4.1

The standard financial consideration in addressing site plan matters is the
performance guarantee. This is typically in the form of a letter of credit or cash
against the value of the works and landscaping, which the Town can draw upon in
the face of uncompleted work.

4.2 The established practice with respect to securities is to require a performance
security equal to 75% of the value of the works required under the site plan
agreement where the security is in the form of a letter of credit and this is
stipulated in the current site plan agreement which was completed in 2006 prior to
the Marks Work Warehouse development. The agreement does not provide for a
deposit of 50% of the value of the works when the proponent files a cash security.
Staff have identified no mitigating conditions that warrant a deviation from this
practice. As such, an addendum to the site plan agreement has been drafted
consistent with the current practices.
4.3 Given the extensive development including entrance works, paved parking and
new storm-water management facilities and landscaping, an addendum to the site
plan agreement will be necessary. An estimate for the value of the works to be
secured is outstanding but is likely to exceed the $30,000 limit for Committee
approval. As such a by-law authorizing the Mayor and Clerk to complete the
addendum will be required.
5.0 Existing Policy:
5.1

Official Plan
The Town's Official Plan designates the subject lands as "Highway Commercial
District". The proposed use is consistent with the policies and criteria set out in
Section 8.2.5 of the Plan. The site design is generally consistent with the Design
Guidelines for Commercial sites as per Appendix 5 to the Official Plan. The
landscaping design should be modified to ensure the existing trees being removed
are replaced and shrubs or comparable visual screening are provided between the
new parking area and Dufferin Road.

5.2 Zoning Requirements
The zoning for this property is the Higway Commercial (C2) Zone with a holding
provision under the Town's Zoning By-law (3358). This Zone allows for a maximum
I lot coverage of 40% and a minimum landscaping of 10%. The total building
coverage on site with the proposed structure would be about 10, 156 m2 or 16. 73 %
of the site. The landscaped area remaining on site after construction would be just
2
over 6,900 m , which exceeds the 10% minimum. The proposed development
would comply with the applicable zoning setback requirements.
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Information from the preceding site plan application for Mark's Work Warehouse
puts the total building area for the mall at 9518 sq. m. If all the existing space were
retail the minimum parking requirement is based on 1 space per 18.2 sq. m. or
approximately 523 spaces.
The site plan for the entire property at that time indicated there were 612 spaces,
or roughly 100 spaces more than the minimum. The current application indicates
there are now 583 parking spaces on site. [note professional office space and
banks need one space per 28 sq. m.] So there may be some additional parking
based on the actual uses on site.
The parking requirement for a Restaurant with a drive-through service is one
parking space for each 10 sq. m of Gross floor area. A restaurant of 1,870 ft. 2
(173. 7 m 2) would need 18 spaces and the remaining 5,000 ft. 2 (464.5 m2) -if all
retail - would need 26 spaces - i.e. total of 44; including 3 accessible - bringing
the total minimum for the site+/- 567. As such there is more than enough parking
available on site to meet the By-law requirements without the new spaces between
the proposed building and the highway.
5.3 General Comments and Recommendations
To address the conditions that have been identified by the MTO an addendum to
the existing site plan is needed. A draft addendum is attached to this report.
As noted above, there is more than enough parking available for the proposed
development. Staff are concerned that the landscaping proposed for the new
building is lacking. There is a high level of visual exposure and limited landscaped
area between the proposed new parking area and the Dufferin Street corridor.
Staff recommend that the parking area be reduced by two spaces at the narrowest
point between the road and the new parking area in front of the building and the
landscaping be enhanced with one or two additional trees and at least one cluster
of flowering shrubs between the parking area and the street.
Respectfully submitted

Eric Cosens, Director of Planning
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Key Map

Land subject to Site Plan Application
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2016-PAC-6.2
REPORT

Date Prepared:
Date Presented:

June 15th, 2016
June 20th, 2016

To:

Chair, and Members of the Planning Advisory Committee

From:

Eric Cosens, Director of Planning

Subject:

Site Plan Control Application
- (Town File D11-AC-06/16 Clinic 1861 Rogers Road)

D

For Information Only

D

Delegation

~

Atta ch me nt

Recommendation:
THAT THE PLANNING ADVISORY COMMITTEE RECOMMEND THAT COUNCIL
PASS A BY-LAW TO AUTHORIZE THE MAYOR AND CLERK TO COMPLETE A
SITE PLAN AGREEMENT TO FACILITATE DEVELOPMENT OF A NEW BUILDING
FOR A PHYSIOTHERAPY CLINIC ON LANDS ASSIGNED AN ADDRESS OF
1861 ROGERS ROAD AND THE BY-LAW INCLUDE PROVISIONS TO ENSURE
THAT RECOMMENDATIONS FROM THE TOWN'S SOLICTOR MAY BE
IMPLEMENTED AS PER THE FINDINGS OF REPORT PAC 2016 6.2

Executive Summary:
An application for Site Plan Control has been filed for the construction of a 125 m 2
(4,412 ft. 2) building located at 1861 Rogers Road and completion of a site plan agreement
is recommended.
1.0 Background:
A Site Plan Application has been filed by Don McAdoo Leasing Ltd on behalf of the
Perth Physiotherapy Clinic, to develop a new commercial use building on the lands
assigned an address of 1861 Rogers Road. The lot to be developed is being
created under Lanark County consent file 816-027. To address a condition of the
consent approval the applicant has also filed a minor variance for a reduction of the
minimum lot area and minimum rear yard setback in the Business Park Commercial
(C5) Zone. The variance is being processed under file D1 3-AC-05/16 and has
been conditionally granted by the Committee of Adjustment. This site plan
application will address conditions of both the variance and consent approvals.
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2.0 Analysis:
2.1

Property Location and Description:
The subject lot is formally described PT Lot G, Plan 8828; Part of Lot 1 Concession 1
Geographic Township of Drummond now in Perth being Part 1 RP 27R 10766. (key map
attached). The property has roughly 32 m (105 ft.) of frontage on Dufferin Street
and is 1,350 m2 (14,531 ft 2) in area (see survey).
The new lot is a relatively flat vacant area that encompasses the landscaped lawn
in the front yard of the existing property at 1865 Rogers Road. Most storm-water
is directed to the lawn areas and ultimately to the road allowance ..

2.2

Surrounding Land Uses:
The adjacent properties to the west and north are predominantly in light industrial
use with the immediately abutting area being the front lawn for the Brown Shoe
site. The Perth fair grounds are on the opposite side of Rogers Road to the east
the remnant parcel encompasses the former Brown shoe office building that is
being converted to a mixed use Business Park faciltiy. A mix of commercial and
residential uses are further to the south and front on South Street.

2.3

Proposed Site Development
The proposed development would be commercial building 125 m 2 (4,412 ft. 2) in
size. Per the draft site plans, It would be centrally located on the new lot with
parking provided in the southerly side yard and designed with connectivity to
parking on the abutting lot.

3.0 Comments from Notification/Circulation:
3.1

Municipal Departments
No formal comments have been submitted at this time. However Environmental
Services staff have noted that drainage and grading on the site will need to be
designed in a detailed manner that ensures drainage flow to the road is
appropriately controlled and deflection of drainage to the abutting property is
avoided as there is, and will be, no easement to legally allow that to occur.

3.2

External agencies
No comments were sought from external agencies. The property fronts on a
municipal road, will be fully serviced and is not in a flood plain or environmentally
sensitive area.

3.3 Submissions from the public
There is no legislative requirement for public notice for a Site plan application.
4.0 Financial Considerations:
4.1

The standard financial consideration in addressing site plan matters is the
performance guarantee. This is typically in the form of a letter of credit or cash
against the value of the works and landscaping, which the Town can draw upon in
the face of uncompleted work.
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4.2 The established practice with respect to securities is to require a performance
security equal to 100% of any works planned in the road allowance and 75% of the
value of the works required under the site plan agreement where the security is in
the form of a letter of credit and the value of the works is $100,000 or less. This is
stipulated in the standard site plan agreement. The agreement provides for a
deposit of 50% of the value of the works when the proponent files a cash security.
4.3 Given the extensive development including entrance works, paved parking and
new storm-water management facilities and landscaping, a site plan agreement will
be necessary. An estimate for the value of the works to be secured is outstanding
but is likely to exceed the $30,000 limit for Committee approval. As such a by-law
authorizing the Mayor and Clerk to complete the agreement will be required.
5.0 Existing Policy:

5.1

Official Plan
The Town's Official Plan designates the subject lands as "Business Parkt". The
proposed use is consistent with the policies and criteria set out in Sections 8.5.3,
8.5.4 and 8.5.5 of the Plan. The site design is generally consistent with the Design
Guidelines for Commercial sites as per Appendix 5 to the Official Plan. The
landscaping design should ensure trees and shrubs are provided in the front yard.

5.2 Zoning Requirements
The zoning for this property is the Business Park Commercial (C5) Zone under the
Town's Zoning By-law (3358). This Zone allows for a maximum lot coverage of
40% and a minimum landscaping of 15%. The total building coverage on site with
the proposed structure would be just under 30 % of the site. The landscaped area
remaining on site after construction and excluding the parking area would be over
25%. The proposed development would comply with the applicable zoning setback
requirements.
The Committee of Adjustment has granted the variance for reduced lot area of
2
1,350 m and the reduced rear yard of 7.9 mas required to address a condition of
severance approval and facilitate the dimensions of the proposed building.
The parking requirement for a physiotherapy clinic is 3 spaces per practitioner.
The understanding of planning staff is that there is normally 3 practitioners on site
at a time and there are 9 parking spaces proposed and there is space on the site
for additional parking if needed. The applicant has indicated the owner will also
have access to some parking on the abutting lot but a permanent easement to
ensure that access in the long term is not being provided at this time.
The development depicted on the site plan complies with the minimum zoning
requirements.
5.3 General Comments and Recommendations
The lot to be subject to the site plan agreement is in the process of being created.
The site plan agreement will be executed with the prospective owner but
registration of the agreement or a notice will proceed after the lot is registered.
Page 3 of 5

The standard site plan agreement requires the submission of grading and drainage
plans to ensure the required works are appropriately designed and that drainage
flow delivered to the abutting municipal road allowance is appropriately managed.
Development will not proceed until adequate grading and drainage plans have
been accepted by the Director of Environmental Services.
The site plan submitted with the application indicates at least half of the parking on
the property will be designed and identified as accessible parking for persons with
physical/mobility challenges. Planning Staff are concerned that in the event there
are four clinicians working on site, there will be no on-site parking for clients that do
not have formally recognized handicapped parking privileges. The site plan
agreement will stipulate that in the event that access to the parking area on the
abutting lot is denied by the adjacent owner then the parking on this property will
need to be modified such that the number of accessible parking spaces is reduced
to one or two additional parking spaces must be provided if two accessible parking
spaces are retained on site.
Respectfully submitted

Eric Cosens, Director of Planning
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Key Map

approximate location of Land subject to application 011-AC- 06/16
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