STAFF REPORT: Planning & Building Services Department

REPORT TO: Planning & Building Committee
MEETING DATE: December 5, 2011

REPORT NO.: PL.11.142

SUBJECT: Application for Site Plan Approval —

1383188 Ontario Inc.

c/o Margaret McGillis

Part Lot 83, Plan 1023;

Part 1, RP 16R-8301;

21 Bruce Street North;

Town of The Blue Mountains

PREPARED BY: Bryan Pearce,
Planner |

A. Recommendations

THAT Council receive Planning Staff Report PL.11.142, “Application for Site Plan
Approval — 1383188 Ontario Inc c/o Margaret McGillis; Part Lot 83, Plan 1023; Part
1, RP 16R-8301; 21 Bruce Street North; Town of The Blue Mountains”;

AND THAT Council conditionally grant Site Plan Approval for the conversion of
the existing two-storey dwelling, with associated 43.5 square metre foot print area
addition, into a commercial building (orthodontic practice) on the main floor and
a retreat (ancillary residential component) on the second floor on Part 1, RP 16R-
8301, in substantial accordance with the drawings referenced in this report,
subject to the following conditions:
1. That the owner(s) enter into a Parking Exemption Agreement with the Town
at the owner’s expense.
2. That the owner(s) enter into a Site Plan Agreement with the Town at the
owner’s expense.

AND THAT Council approve cash-in-lieu of parking for two (2) parking spaces on
Part 1, RP 16R-8301, at a rate of $1,500 per parking space, subject to the owner(s)
entering into a Parking Exemption Agreement with the Town at the owner’s
expense;

AND FURTHER THAT Council authorize the Mayor and Clerk to execute a Parking
Exemption Agreement and Site Plan Agreement, in forms approved by the Town’s
Director of Planning and Building Services and the Town’s solicitor, and be
registered in the applicable Land Registry Office.

B. Background

Planning Services received an application for site plan approval from the President of
1383188 Ontario Inc, being Margaret McGillis, to convert the existing dwelling into a



commercial establishment for her orthodontic practice on the main floor with ancillary
residential use above, on her Bruce Street North lands in April 2011. The Applicant has
in turn authorized a Planning Consultant, being Miriam Vasni of D. C. Slade Consultants
Inc as the Agent for this development proposal.

The purpose of this report is to consider an application for site plan approval for the
development proposal. The subject lands are described as Part Lot 83, Plan 1023; Part
1, RP 16R-8301 in the Town of The Blue Mountains, locally described as being on the
east side of Bruce Street North in the community of Thornbury. The subject lands are
serviced by municipal water and wastewater services, on a lot comprised of 507 square
metres containing an existing single detached dwelling (to be converted) and accessory
use detached shed (to remain). There is the Beaver River watercourse transcending
down to Georgian Bay to the east of the subject property, as the rear portion of the
lands consist of the slope of the river bank.

The proposal would allow for the orthodontic practice to move from their existing
commercial unit within the Harbour Mews Building across the street at 16 Bruce Street
North to this new site location.

The surrounding uses include:

e To the north is a single detached lot, with an existing bungalow followed by the
Georgian Tralil;

e To the east is the Beaver River, followed by the Town-owned lands of where
Town Hall is situated,

e To the south are lots that have existing single detached dwellings, with some that
have been converted over to a commercial use with an associated ancillary
residential use; and

e To the west is the local road of Bruce Street North, followed by the King Street
West road allowance with existing commercial lands that are developed,
specifically Gyles Marine to the north and Harbour Mews to the south.

Planning Comments

Planning authorities must have regard to matters of Provincial interest, the criteria of the
Planning Act and be consistent with the Provincial Policy Statement (PPS-2005). Within the
Town of The Blue Mountains they must also make decisions that conform to the County
of Grey Official Plan and Town of The Blue Mountains Official Plan; and make decisions
that represent good land use planning.

Provincial Interest — Legislation, Policy, Guidelines

The proposal raises no issues of Provincial significance.



County of Grey Official Plan

All development must conform to the purposes and policies of the County of Grey
Official Plan.

The subject lands are designated as Urban within the County of Grey Official Plan.
Under the Urban land use policies, Section 2.6.3 of the Official Plan states that it
defers more detailed land use policies and development standards to the local
Official Plan.

Therefore the Official Plan supports this proposal, as the urban designation is
applied to existing urban settlement areas, like the community of Thornbury, allowing
for a full range of land uses; and to where growth is to be concentrated in the
County.

Therefore it is Planning Staff’s opinion that the proposal conforms with the County
Official Plan, as the urban designation is applied to existing urban settlement areas,
like the community of Thornbury, allowing for a full range of land uses; and to where
growth is to be concentrated in the County.

Town of The Blue Mountains Official Plan

The Town of The Blue Mountains Official Plan designates the subject lands as
Commercial within the Thornbury Urban Community.

The Commercial designation in Thornbury consists of two distinct areas — the Bruce
Street core and the Arthur/King Street corridor. This proposal would be within the
Bruce Street core. The Bruce Street core is primarily a retail area, but a diverse
range of commercial uses are promoted; and residential uses as accessory
functions. This promotes the commercial use as the primary function, with the
residential use as the secondary function to the commercial use.

It should be noted that the subject lands are part of the riverbank slope of the Beaver
River, as further identified as Slope, Floodplain and Shoreline Hazards under
Appendix “A” of the Official Plan. Section 8.7 of Official Plan requires a 15 metre
setback from top of bank, unless relevant studies are completed. The proponent
hired a firm and completed a slope stability assessment in which Grey Sauble
Conservation Authority is satisfied in this regard through their review process.

Under the general development policies of the Official Plan there are buffering
policies noted under Section 3.17, in whereas buffer techniques are required on the
northern side yard as the subject property abuts a residential use. Buffers can
consist of open space, berm, wall, fence, plantings or a combination thereof. As
noted on the site plan drawing, a landscape buffer is proposed between the
residential and commercial use, even though in the long-term the intent is to have
the commercial core extended all the way northward to the Harbour.

Therefore, it would appear that the Official Plan supports this type of development.



Zoning By-law

The subject lands are zoned Core Commercial (C1) within the Town of Thornbury
Zoning By-law 10-77. Permitted uses within the Core Commercial (C1) Zone include
retail stores, business and professional offices, service commercial uses,
restaurants, financial institutions, institutional uses, minor parks and open space
areas. Residential uses are permitted to those uses noted above; and use, buildings
and structures accessory to the above noted uses. This proposal would be
considered a business and professional office with residential use above.

It should be noted that an amending By-law, being By-law 12-90, gave relief to the
front yard setback to a minimum of 1.2 metres; and, provided relief with respect to
parking requirements requiring 4 parking spaces for the site notwithstanding the use.
Further relief to the zoning by-law was obtained through Minor Variance Application
A09-2011 Decision on May 19, 2011. This relief was from the minimum side yard
setback abutting a residential zone reducing it from 9.0 metres to 6.0 metres; and to
reduce the loading space requirements to zero for this business professional use.

The site plan details provide 2 parking spaces, inclusive of 1 barrier free parking
space. Due to the limited area on the subject property the proponent wishes to
utilize the cash-in-lieu of parking option to obtain compliance with the parking
requirements under Section 6.9 of the zoning by-law. Planning Staff note that this
will require the payment of 2 parking spaces to comprise of the minimum required 4
parking spaces of the amending By-law 12-90.

With respect to the proposed landscaping, the zoning by-law, under Section 6.5,
regulates that a minimum 3.0 metre landscape buffer is required on non-residential
lot lines that abut Residential Zones. Planning Staff note that this buffer has been
provided along the northerly interior side lot line; and has been incorporated into the
landscaping plan to be accepted by the Town Engineer.

Therefore, and subject to Council’'s consent with respect to cash-in-lieu of parking,
Planning Staff are satisfied that the development proposal would comply with the
regulations.

Additional Comments

The site plan application was heard at the May 2011 Development Review and
subsequently at the September 2011 Technical Review Committee for the ability to
incorporate all interests of the Town’s workgroups.

The proposed site plan agreement would contain standard provisions that provide for
matters such as securities, payment of development charges, and issuance of building
permits. Planning Staff have highlighted some of the items below for information.



Engineering
The Town’s Director is in a position to stamp the associated lot grading and landscaping

plans accepted for construction to be incorporated into the site plan agreement. With
respect to the lot grading plan, Grey Sauble Conservation Authority has provided
clearance, ensuring that flow would be toward the street to further avoid Beaver River
slope erosion. The landscaping plan is compliant with the zoning by-law and has been
signed and sealed by an OALA as required under the Engineering Standards.

Waste Management

Planning Staff do note that waste management for the subject property will be collected
at the curb in the same manner as the existing single detached dwelling. Provisions are
contained in the agreement to acknowledge this provision.

Agreement Securities

Planning Staff note that the proposed site plan agreement would take securities on the
landscaping, lot grading, parking asphalt, line painting/removal and lamppost.
Engineering has reviewed these costs of works and find them acceptable.

Development Charges

Planning Staff note that development charges will be required to be payable in
accordance with Town wide development charges By-law 2010-18 prior to the issuance
of building permits. Development charges are applicable on the conversion of the
existing single detached dwelling to commercial floor space and the residential ancillary
unit, as well as the proposed addition. It is noted that a credit would also apply to the
existing single detached dwelling.

On-Street Works

Planning Staff note that the parallel on-street parking would be modified from the north
entrance northward to accommodate the driveway adjustments. It is noted that no on-
street parallel parking spaces will be lost with this adjustment. It is noted that the street
tree south of the southern entrance would be removed for proper egress/ingress of the
driveway, with a new tree being planted further north along the Bruce Street. It is noted
that the existing lamppost north of the northern entrance would need to be shifted
further north to provide for proper egress/ingress of the driveway.

Cash-in-lieu of Parking

The rate for cash-in-lieu of parking noted in this report is in accordance with the
interim rate established in 2002, being $1,500.00 per parking space.

As noted previously, this development proposal is deficient 2 parking spaces out of
the 4 parking spaces required. In accordance with Section 40 of the Planning Act,
an agreement is required to exempt the owner or occupant from the requirements of
providing or maintaining the parking facilities.



Summary

Based on the foregoing, it is the opinion of Planning Staff that the proposed site plan to
permit the conversion of the existing dwelling into a commercial establishment for her
orthodontic practice on the main floor with ancillary residential use above, is appropriate
for the lands and recommends that Council conditionally grant site plan approval,
subject to the owner(s) entering into a site plan agreement and parking exemption
agreement with the Town, all at the owner(s) expense.

C. The Blue Mountains’ Strategic Plan

The recommendation in this Planning Staff Report PL.11.142 is consistent and supports
the following Strategic Plans Goals:

“1. Managing growth to ensure the ongoing health and prosperity of the
community”.
D. Environmental Impact
The proposal does not appear to generate any special or significant environmental
impacts.
E. Budget Impact

$3,000.00 contribution to the Town’s Parking Reserve (currently at $27,000.00).

F. In Consultation With

Planning Staff has circulated this development proposal through Development Review
and Technical Review Committee’s providing opportunity for all Town Departments to
comment, as noted above in this report.

G. Attached
1. Aerial Photograph of the Subject Lands, May 2006

2. Site Plan
Project: Dr. McGillis Dental Office
Prepared by: Vogel Landscape Design and Consulting Group Ltd.
Dated: July 20, 2011
Last Revised: November 22, 2011



3. Elevation Plan
Project: Dr. Margaret G. McGillis Orthodontic Office
Drawing No.: 11-04
Prepared by: Pamela Farrow, Architectural Technologist
Dated: February 2011
Issued: August 30, 2011

Respectfully submitted,

Bryan Pearce, HBA, CPT David Finbow

Planner | Director of Planning & Building Services Department
32 Mill Street, PO Box 310 32 Mill Street, PO Box 310

Thornbury, ON NOH 2PO Thornbury, ON NOH 2PO

Phone: 519-599-3131 ext.269 Phone: 519-599-3131 ext.246

Fax: 519-599-3018 Fax: 519-599-3018

bpearce@thebluemountains.ca dfinbow@thebluemountains.ca
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