
Corporation of the Township of Guelph/Eramosa

Public Meeting

MINUTES

Monday March 1, 2021
0 gm.
ually via Zoom

Present: Mayor Chris White and Councillors Mark Bouwmeester, Corey
Woods and Bruce Dickieson

Present from Staff: CAO lan Roger, Director of Finance Linda Cheyne, Director of
Public Works Harry Niemi, Director of Parks and Recreation Robin
Milne, Chief Building Official Dan Sharina, Clerk/Director of
Legislative Services Amanda Knight, Deputy Clerk Jenni Spies

Also Present: County of Wellington Senior Planner Meagan Ferris
WSP Planning, Landscape Architecture and Urban Design Project
Planner, Mikaela Sword

The Mayor called the public meeting to order 1:32 p.m.

Planning Department Report 21-06 regarding ZBA 04-19; the purpose of the
application is to establish site specific zoning provisions that would facilitate the
construction of a three (3) storey apartment building containing up to thirty (30)
residential units, along with sixty-seven (67) parking stalls and amenity space for
residents.

The Mayor announced that this is a Public Meeting to hear comments from the
public and agencies and to give consideration to Zoning By-law Amendment 04-
19.

The Clerk requested that all persons in attendance for the public meeting to please
email their full name, address and postal code to clerks@get.on.ca. She noted that
all names listed on the attendance sheet and the names of those who speak on
this item will appear within the meeting minutes. She indicated that addresses
provided will be used to circulate future notices about this matter to attendees.

The Clerk advised that the Notice of Public Meeting was mailed to residents within
120m of the subject property, published in the Wellington Advertiser and posted
on the Townships website on February 04, 2021.

The Mayor called upon Ms. Meagan Ferris, Senior Planner from the County of
Wellington to review the planning report.

Ms. Meagan Ferris provided a PowerPoint presentation delivering an overview of
Zoning By-Law Amendment application 04-19 and highlighted that this is a Public
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information Meeting to receive comments and that no decisions or
recommendations would be made regarding this application at this meeting.

Ms. Ferris provided background information on the site at 197 Main Street South,
stating originally this lot consisted of three separate parcels that have been merged
on title. Ms. Ferris stated there is currently a mixed used apartment building on site
consisting of 12 residential units plus 2 detached accessory structures, and noted
the surrounding land uses to be commercial and residential. Ms. Ferris indicated
the purpose of this application is to construct a 3 storey apartment building
consisting of 24 to 30 1 and 2-bedroom apartment units. Ms. Ferris noted there is
an existing entrance on Main Street as well as a secondary entrance on Valley
Road. Ms. Ferris indicated that the entrance on Valley Road is intended to be used
as emergency access only, stating the primary access for the site will be from Main
Street. Ms. Ferris explained there are 2 designated parking areas proposed,
consisting of 67 parking stalls, 9 of which are designated for visitors, 3 of which will
be accessible parking.

Ms. Ferris explained the applicable legislation considered by staff on this
application and noted the current zoning of the property is Environmental
Protection and Village Commercial C1. Ms. Ferris noted the intent of the
application is to reduce the Environmental Protection Zone and expand the C1
Zone, adding site specific zoning to recognize the frontage on Main Street.

Ms. Ferris stated this application is being reviewed concurrently with a site plan
application and therefore has been circulated to internal and external agencies for
comment and that no objections have been received. Ms. Ferris indicated that the
Site Plan Application is being reviewed for additional factors such as Stormwater
management, grading, drainage, sen/icing, and design components such as
architecture, landscaping, buffering, and photometric plans.

Ms. Ferris noted there was 1 public comment received regarding this application
which speaks to a wide variety of issues. Ms. Ferris stated that the issues raised
in that public comment would be addressed through the Site Plan Agreement.

Ms. Ferris noted that any outstanding issues related to Zoning By-law Amendment
would need to be addressed before bringing back a recommendation report for
Township review.

The Mayor called upon Mikaela Sword — Project Planner, WSP Planning,
Landscape, Architecture and Urban Design, the agent acting on behalf of the
applicant, to provide an explanation of the proposal.

Ms. Mikaela Sword provided a presentation on the application to provide additional
context, starting with an aerial photo to illustrate the scope of the consolidated
parcel. Ms. Sword noted the majority of the land is undeveloped except for the
existing apartment building fronting onto Main Street South and indicated that the
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recent consolidation has unlocked development potential to make use of the
unused lands at the rear of the property.

Ms. Sword stated the proposal is for a 3-storey slab on grade apartment complex
comprised of six 2-bedroom and eighteen 1-bedroom rental units. Ms. Sword noted
there is outdoor amenity space to service the both buildings, and the surface
parking allocation meets the parking requirements outlined in the Township’s
Zoning By-law. Ms. Sword indicated there is fencing proposed around the property
as well as landscape buffering to provide privacy to adjacent lots.

Ms. Sword highlighted additional technical studies have been undertaken to review
proposed design changes and those reports are subject to approval from the
Township and County and have been circulated to the GRCA and MTO for
information. Ms. Sword indicated that the third submission of the Site Plan
application responded to some concerns brought forth from the GRCA and the
County Planner regarding slope stability on the South-West corner of the building,
indicating that discussions are underway in attempt to reduce building footprint to
minimize encroachment in that area.

The Mayor requested staff open the platform for members of the public wishing to
speak in support, opposition, ask questions or provide general comment on the
application.

The Clerk, Ms. Amanda Knight, provided the following direction to the public:
“To ask questions or make comments on this matter, click on the “raise your hand”
option located at the center of your control bar at the bottom of the screen. Dial *9
to "raise your hand" if connecting by phone. I will acknowledge each attendee
raising their hand in turn. When you are acknowledged, the Host will unmute your
microphone. You will be required to “accept” this action on your device. At that
point, as in regular public meetings, please state your name and address prior to
asking a question or making a comment. When you are finished speaking, the Host
will mute your microphone. The following individuals have pre-registered to speak
on this matter:

Mike Yurek A
Diane Lea
Lisa Logan-Dayman

l will call upon each delegate in-turn. Once each pre-registered delegate has had
the opportunity to speak, we will take comments and questions from members of
the public.”

The Clerk then called upon Mr. Mike Yurek.

Mr. Mike Yurek, 203 Main Street, relayed his concerns relating to this application
including the shared driveway aspect on this application Mr. Yurek feels the extra
traffic will create dangerous situation and negatively impact their home with
increased noise and traffic. Mr. Yurek indicated that traffic on Main street has
increased dramatically and expects the additional cars to increase this hazard,
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noting that parking on the road for local businesses already decreases the visibility
of the entrance. Mr. Yurek said that having 1 entrance may pose a problem in an
emergency as the location of the lane being at the bottom of a hill already poses
issues.

Mr. Yurek is concerned about the environmentally sensitive areas stating there has
always been a concern with water run off in this area. Mr. Yurek noted the catch
basins located in front of his home often reach capacity during heavy rains. Mr.
Yurek is also concerned that the proposed development will cause the water from
the site to divert under his home and cause water damage as it has nowhere to
go.

Mr. Yurek is concerned there will be more trees coming down and wants to know
how this will affect the slope behind property. Mr. Yurek also enquired as to how
many more fences will be put in?

Ms. Ferris responded, stating that drainage, grading plans, and stormwater
management plans are being prepared to address these issues, noting a series of
catch basins are proposed to address the water runoff issues. Ms. Ferris further
noted that in regards to tree removal that there has been a landscaping plan
submitted showing approximately 27 trees being removed, however compensation
on site is required so additional landscaping will be added.

Ms. Sword also responded, stating that though the Ministry of Transportation looks
to limit access points onto the highway that in conversations with the GRCA it was
determined the most favourable option on site was to keep the Main Street
entrance as the main access point as the valley road entrance is located within the
floodplain.

The Clerk then called upon Ms. Lisa Logan-Dayman

Ms. Logan-Dayman of 149 Main Street, stated she is concerned about erosion on
site and would like to know how they propose to stop erosion from happening. Ms.
Logan Day-man is also concerned about the driveway location and flooding issues
in this location. Ms. Logan-Draymen indicated that a swale on site that was put in
by GRCA to control flooding has been removed.

Ms. Sword responded, indicating the results obtained through the slope stability
study indicates most of the site is bedrock and as there will be minimal
encroachment of the proposed building into that area, there would not be any
erosion risk.

Ms. Ferris also responded that as part of site plan process the grading and draining
will have to be approved to the township’s satisfaction, noting the building itself
isn’t proposed in the actual floodway. Ms. Ferris noted that in regards to the
removed swale, this aspect would be addressed through the grading and drainage
plans, and confirmed staff would look at all aspects of the application.
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Mr. Mike Kaputo, applicant and property owner, was permitted to speak at this
time, and indicated that the swale is in fact still there.

The Clerk then called upon Diane Lea to speak.

Diane Lea, 179 Main Street, had questions about water and sewer allocation and
if there will be enough capacity to support the apartments’?

Ms. Lea stated that the in-out driveway is a concern as Highway 7 is busy and
there is a school crossing in the vicinity. Ms. Lea asked what the plan is to reduce
traffic speed from traffic lights? Drainage and run off are also a concern.

Mayor White confirmed there is no concern with water capacity and called on the
Director of Public Works Mr. Harry Niemi to speak to the sewage capacity.

Mr. Niemi indicated that the sewer capacity commitment was made for the initial
24 units, and should that number go up there is capacity available. Mr. Niemi noted
that as this lot is considered to be an infill lot and that there is existing capacity for
development.

The Mayor again requested to hear from anyone wishing to speak to the
amendment.

The Clerk invited any other participants wishing to speak to dial *9 if calling by
phone or use the ‘Raise your hand’ option located at the center of the control bar
at the bottom of the screen.

The Clerk indicated there was nobody waiting to speak.

The Mayor asked if there were questions from Members of Council.

Councillor Mark Bouwmeester asked about the primary entrance and wondered if
there would be any driveway access on to Valley Road. Councillor Bouwmeester
also enquired about the potential for future condominium applications at this site.

Ms. Ferris responded, stating there is no legal existing driveway access to Valley
Road. Ms. Ferris explained the intent is for this apartment complex to be rental
units however the applicant will retain the rights to proceed with a condominium
application to convert the building to a condominium to allow them to legally sell
the units.

Councillor Louise Marshal asked how, if the land is currently zoned Commercial,
that a residential use is permitted’?

Ms. Ferris responded that within the C1 zone, apartment dwellings are permitted,
however there’s a special clause in the Zoning By-law that permits apartments
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above commercial units and that part of this application is looking for relief from
that requirement to allow the apartment building.

Councillor Corey Woods expressed concern for allowing any development in the
floodplain.

Ms. Ferris reiterated that the GRCA has confirmed that if a flooding hazard occurs
the emergency access next to the existing building will provide safe access to the
site.

The Mayor concluded this portion of the public meeting at 2:38 p.m. He advised
that Council will consider all the matters placed before it prior to reaching a
decision.

Chris White, Mayor Amanda Knight, Clerk


