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KEY STRENGTHS

Existing well known building ready for retrofit. Located within 2 %2 blocks of Georgian Bay
and the picturesque Midland Harbour. Options include building for sale and/or rental with
limited availability for good quality accommodation in this sub-market.
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Information furnished regarding this property is from sources deemed reliable but no warranty or representation is made as to
the accuracy thereof. The same is submitted subject to errors, omissions, change of price or other conditions, prior sale or lease,
or withdrawal without notice.



Market Study

520 Hugel, Midland, Ontario

DEMOGRAPHICS

Table 1 below summarizes major demographic and economic statistics for the
town of Midland (CA = Census Agglomeration). Included for comparison is data
for the province of Ontario.

Table 1 - Summary of demographic and economic statistics for Midland vs Ontario (2006)

Census 2006 Statistical Indicators Ontario Midland (CA)
Population 2006 12,160,282 35,402
Population 2001 11,410,046 33,692
Population Change 2001-2006 6.6% 5.1%
Median Age 39.0 43.5
Households:
Couples with Children 31.2% 25.2%
Couples Only 28.3% 32.9%
One Person 24.3% 25.4%
Median After Tax Household Income:
Couples with Children $74,095 $64,984
Couples Only $58,755 $49,605
One Person $26,473 $20,957
Mobility: L!ved at Same Address 5 58.7% 60.2%
Years Previously
AYAobmty. L!ved at' Different AQQres§ 5 22.4% 17.6%
ears Previously in Same Municipality
Unemployment Rate 6.4% 6.4%
Method of Transportation to Work:
Vehicle as Driver/Passenger 79.2% 88.6%

SOURCE: Statistics Canada (Census 2006).

Statistics show that Midland grew in population by a smaller percentage than
the province overall, which is typical for smaller cities and towns in Ontario
outside the GTA. Midland has a much higher median age than the province,
suggesting an older population; we have found that cities and towns in rural
Ontario often have high senior populations as people move closer to essential
services. Related to age is the relatively high proportion of “couples only” and
“lone person” households in Midland, which also suggests an older population;
these proportions are good for the rental market since couples and singles are
most likely to be renters (“couples with children” households, i.e. families, are
more likely to be homeowners). Median after-tax household incomes are lower
in Midland than the provincial medians, which is no surprise as the highest-
paying jobs are nearly always found in larger cities; rents should be
correspondingly lower in Midland so lower incomes are not necessarily priced
out of the rental market.
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MARKET ANALYSIS

Rental Data:

Table 2 below summarizes rental market data reported by CMHC (2010) for
rental apartments in Midland, separated by bedroom type.

Table 2 - CMHC rental data for Midland (2010)

Bachelor | 1 Bed 2 Bed 3 Bed+ TOTAL
Total Apt. Universe 31 404 570 18 1,023
Average Vacancies n/a 7.2% 4.4% 0.0% 5.6%
Average Rents $ $533 $687 $791 $848 $744
Est. Change in Rents 2009-2010 n/a +1.8% +2.9% n/a +1.4%

SOURCE: CMHC (2010)

Table 3 below compares rental density (number of apartments versus
population) for Midland and selected cities and towns in Ontario. Comparing
rental density provides an indication of whether a rental market is over-
supplied or under-supplied with rental apartments: markets which are under-
supplied are generally ready for the development of new apartments. We have
included in Table 3 cities and towns located outside the GTA.

Table 3 - Comparison of rental density (ranked by rental density)

City/Town Population | Total Apt. Rental Density:
(2006) Universe (2010) | Apts / 100 People*
Barrie 177,061 3,284 1.85
Midland 35,402 1,023 2.89
Collingwood 17,290 584 3.38
Pembroke 23,195 890 3.84
Orillia 40,532 1,654 4.08
North Bay 63,424 3,126 4.93
Cobourg 18,210 909 4.99
Brockville 39,668 2,078 5.24
Owen Sound 32,259 1,760 5.46
Tillsonburg 14,822 865 5.84
Sarnia 88,793 5,434 6.12
Belleville 91,518 5,706 6.23
Cornwall 58,485 3,642 6.23
Woodstock 35,480 2,218 6.25
Windsor 216,473 13,836 6.39
Stratford 30,461 1,965 6.45
Kingston 152,358 14,407 9.45
London 352,395 38,031 10.79

SOURCE: DALA market research department.
* DALA calculation using data from Statistics Canada (2006) and CMHC (2010).

Midland’s rental density is one of the lowest in Ontario, suggesting Midland is
under-supplied with rental apartments compared to other cities and towns in
Ontario, particularly smaller centres outside the GTA—this is good news for
developers considering adding to Midland’s rental apartment supply.
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Comparables:

Tables 4 and 5 below compare rents, utilities, and parking fees for selected
comparable properties located in Midland (for 1 and 2 bedroom units). Note
that condominium-rentals from two condominium properties are included. Note
also that the two rental apartment properties operated by Williams McDaniel
and Hannah Property Management are the market leader in the local rental
market and are B quality properties; the other rental listings are C or D quality.

Table 4 - Market Analysis for 1 bedroom rents (sorted by listed rent

Address Owner/Mgr Type Rent/Mo. Utilities Parking
280 Aberdeen Blvd | n/a condo $1000 + extra 2 included
280 Aberdeen Blvd | n/a condo $850 included
676 King St Williams McD. | rental apt $850 included $25

303 Midland Ave Hannah PM rental apt $725 included included
493 Colborne St n/a rental apt $725 + extra n/a

SOURCE: DALA market research department.

Table 5 - Market Analysis for 2 bedroom rents (sorted by listed rent

Address Owner/Mgr Type Rent/Mo. Utilities Parking
699 Aberdeen Blvd | n/a condo $1600 included
699 Aberdeen Blvd | n/a condo $1400 + extra 1 included
676 King St Williams McD. | rental apt $950 included $25

768 Hugel Ave n/a rental apt $855 included $40

303 Midland Ave Hannah PM rental apt $825 included included
495 Irwin St n/a rental apt $825 + extra included
559 Elizabeth St n/a rental apt $765 + extra included

SOURCE: DALA market research department.

The condominium-rentals listed above are the best comparables for the subject
properties since unit sizes, amenities, finishes, and overall quality are
equivalent to newly constructed rental apartments at the upper end of the
rental market. Condo-rentals in the two major condominium properties in
Midland are asking monthly rents $1,000 and higher, which the subject
properties should be able to match or exceed, if built.
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DEVELOPMENT PROJECTS

The following table and map list residential development projects in Midland
up to May 2010 separated by type of development (this information is available
from the Town of Midland planning department).
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APPROVED

LOWER LEVEL

Billiards Hall
Commercial A
Commercial B

Sub-Total

MAIN LEVEL
Commercial A
Commercial B
Residential 1
Residential 2
Residential 3

Sub-Total

Second Floor
Residential 4
Residential 5
Residential 6
Residential 7
Residential 8
Residential 9

Sub-Total

Third Floor
Residential 10
Residential 11
Residential 12
Residential 13
Residential 14
Residential 15

Sub-Total

Residential
Commercial

Sq. Ft.
3,212

1,828
1,185
6,225

Sq.Ft.
1,374
1,030
1,116

881
1,080
5,481

Sq. Ft.
1,000

1,000
994
1,142
1,030
953

6,119

Sq.Ft.
794
1,022
996
877
1,030
953

5,672

TOTAL GROSS SALES 23,497

15
4

19

SUITE LAYOUTS

1+ Den
1+ Den

1+ Den

1+ Den
1+ Den

1+ Den

REVISED POTENTIAL

LOWER LEVEL

Residential L1
Residential L2
Residential L3
Residential L4
Residential L5
Sub-Total

MAIN LEVEL
Commercial A
Commercial B
Residential 1
Residential 2
Residential 3

Sub-Total

Second Floor
Residential 4
Residential 5
Residential 6
Residential 7
Residential 8
Residential 9

Sub-Total

Third Floor
Residential 10
Residential 11
Residential 12
Residential 13
Residential 14
Residential 15

Sub-Total

TOTAL GROSS SALES

Residential
Commercial

Sq. Ft. Bdrms
1,116 2
881 1
1,080 2
1,828 4
1,185 3
6,090
Sq.Ft.  Bdrm
1,374
1,030
1,116 2
881 1
1,080 2
5,481
Sq. Ft. Bdrms
1,000 2
1,000 2
994 1+ Den
1,142 1+ Den
1,030 2
953 1+ Den
6,119
Sq.Ft.  Bdrm
794 2
1,022 2
996 1+ Den
877 1+Den
1,030 2
953 1+Den
5,672
23,362
20
2

22



CONSTRUCTION COSTS

Soft Costs

Architect

Structural

Mechanical

Electrical $ 100,000
Town Permits $ 200,000
Financing $ 100,000
Marketing $ 100,000
Sub-Total $ 500,000
Common Area

Demolition $ 50,000
Facade $ 50,000
Roof $ 50,000
Landscaping $ 25,000
Elevator $ 75,000
Structural $ 100,000
New 3rd Floor $ 300,000
Sub-Total $ 650,000

Residential Finish

Reserve
Sub-Total

5,000 per unit
65,000 per unit

Kitchens S 5,000 per unit
Washrooms S 5,000 per unit
Floors S 5,000 per unit
Doors & Trim S 5,000 per unit
Electrical S 5,000 per unit
HVAC S 5,000 per unit
Plumbing S 5,000 per unit
Paint & Trim S 5,000 per unit
Appliances S 5,000 per unit
Windows S 5,000 per unit
Drywall $ 10,000 per unit

$

$

Commercial Finish
8,629 sq. ft. $30 persq. ft.

NOTE: Figures supplied by Owner. ROCK Advisors assumes no responsibility
for accuracy. Prospective Buyers are encouraged to undertake
independent research.
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STAFF REPORT

DEPARTMENT/FUNCTION: Planning and Development
CHAIR:  Councillor Gord McKay
DATE:  May 27, 2009

SUBJECT:  ZONING BY-LAW AMENDMENT APPLICATION ZBA-01-09
o/b HUGEL LOFTS LTD. - 520 Hugel Avenue

RECOMMENDATION:

1. That the input and comments received at the Public Hearing regarding Zoning By-law
Amendment Application ZBA-01-09 (520 Hugel Avenue, O/8 Huge! Lofts Ltd.) be referred
fo the Planning Advisory Committee for a further review and consideration of the
Application,

2 That a final decision on Application No. ZBA-01-09 be deferred pending the receipt of the
report from the Council Working Group on a Comprehensive Parking Policy for Downtown
Midland.

BACKGROUND;

Proposal and Application Request

The Town has received an application for a Zoning By-law Amendment with respect to lands
known municipally as 520 Hugel Avenue, being known locally as the former YMCA building. The
Application was submitted by AXIIS Architects Inc. on behalf of the owner Huge! Lofts Ltd.

The lands are zoned Downtown Core Commercial - DC-F2 Zone and are proposed to be renovated
for three commercial units and 15 residentiai units. The application requests an amendment to the
Zoning By-law to permit residential uses on the ground floor of the existing building and to permit the
residential floor area on the 2n and proposed new 3% fioor to exceed the floor area of the ground
floor commercial uses,

Attached to this report are Drawings A1.0 Site Plan Option D, A3.0 Front Elevation and A.3.2 East
and West Elevations. The proposed renovation of the existing building would include a third floor
addition of approximately 613 square metres which would be step backed from the existing front
fagade by 1.53 metres. An elevalor is proposed for the renovation to provide barrier free access
within the building. The proposed uses consist of three commercial units totalling 916.7 square
metres of commercial floor area on the main and basement floors and fifteen residential units
totalling 1689.7 square metres. Of the residential units, three would be located on the ground floor,
six on the second floor and six on the proposed third floor. The residential units range in size from a

Compmittee of Council to Hold Public Hearings -1-
Report No. PL-2009-42 Re: Zoning By-law Amendment Application No. ZBA-01-09

June 3, 2009




74 square metre two bedroom unit to the largest unit at 106 square me%@f; as a two bedroom + den.
The total GFA of the development, excluding the basement, would be 1,945 square metres.

The owner has indicated that the building would be the subject of a future application for
condominium ownership.

Site and Surrounding Area
The subject lands and building are located at the intersection of Hugel Avenue and Borsa Lane, on
the north side of Hugel Avenue, and are known municipally as 5§20 Huge! Avenue. The lands are

Reference Plan 51R-9450. The property has a frontage of 26 metres on Hugel Avenue, a depth of
36.38 metres and an area of 947.15 square metres. The land is bounded on the south by Hugel
Avenue, on the west by the Library Restaurant, on the east by Borsa Lane and on the north by a
Municipal Parking Lot. A Location Map is provided at the end of this report.

The property supports a two storey building of 1889.6 square metres, including the basement, which
Supports one existing commercial unit on the basement floor. The balance of the building is
currently vacant.

As noted above, the building is known locally as the former YMCA building. Constructed over 7
weeks in 1928 and financed by local industrialist DL White, the YMCA operated from this location
from 1928 to 1979 until its new location in Little Lake Park was completed. The building has
supported a range of uses since the early 1980's including the gallery of renowned landscape
photographer Budd Watson, office uses, and a series of restaurants. Although part of the Town's
cultural and built history, the building is not listed on the Town's Heritage Inventory.

Provincial Policy Statement and Provincial Plan

Section 3 of the Planning Act states that ail planning applications must be consistent with the
Provincial Policy Statement (PPS). The PPS contains a number of policies regarding development
in fully serviced settiement areas. Settlement areas are to be the focus of growth and the vitality and
fegeneration of settlement areas is to be promoted. Land use pattems within settiement areas are to
be based on densities and a mix of land uses which are appropriate for the efficient use of
infrastructure and public services which are planned and available. Long term economic prosperity
is promoted by the PPS and is to be supported by maintaining and where possible enhancing the
vitality and viability of downtowns and mainstreets.

Section 14(1) of the Places to Grow Act, 2005 requires that afl decisions under the Planning Act shall
conform to the Growth Plan for the Greater Goiden Horseshoe (Growth Plan) area. Generally the
Growth Plan directs growth to built-up areas within communities that have the capacities to
accommodate the growth and development and requires intensification of development and greater
densities within communities to create more compact, vibrant and complete communities. This
includes encouraging towns to develop as complete communities with a diverse mix of land uses
including employment uses. The subject lands are located within the *Built-up” area boundary as
established under the Growth Plan for the Greater Golden Horseshoe area.

! William Northeott and William Smith, Midiand on Georgian Bay — an illustrated history of Midland, Ontario, 2008 and
pers. cons. with William Smith,

June 3, 2009
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The Town of Midland is designated as a “SETTLEMENT AREA" in the County’s Official Plan (OP).
The County OP generally indicates that settlements should be the focus of growth and that compact
form that provides efficient use of land on full services should be promoted.

County Official Plan

Town Official Plan

The subject lands fall within the DOWNTOWN DISTRICT designation on Schedule "A” to the Official
Plan. The Downtown District designation is intended to identify the historic core of the Town, with
King Street being the main focus of commercial activity within the designation. The policies of the
Pian recognize the cultural and economic importance of this area and to encourage its growth and
vitality as a multi-functional centre of the Town. The intent of the polices, as described in Section
3.2, are to encourage and foster economic and community confidence in the downtown and to
promote and enhance its role as the Town's prime business and cultural centre. The objectives for
the Downtown District include “to foster and promole the historic importance, qualities and
opportunities” that the area offers as “a unique and aftractive area’ and “fo promote and encourage
mixed commercialiresidential development to support the community focus of the area.” Residential
uses are permitted and encouraged in accordance with the policies of section 3.2.3 of the Plan.
Relevant policies from Section 3.2.3 are provided below:

e) On-site parking may not be required where Council is satisfied that an adequate alternative
exists. The implementation of this policy is intended to encourage development and re-
development, which might otherwise not be possible or practical. Cash-in-lieu or the
exemption from cash-in-lieu of parking may be considered by Council. See Section 8.5 for
additional policies.

)} Resldential uses are recognized and encouraged in the Downtown District. An increased
residential presence will be supportive of business and cultural activities and reinforce the
community focus of the area. High and medium density residential development and mixed
commercialfresidential development are permitted in accordance with the policies of section
3.3. Residential uses, associated with commercial uses should be located above the ground
floor. On King Street, ground floor uses shall be reserved for retail and business use.
Residential development, although viewed as an important aspect within this designation, is
not a primary use and as such should not interfere with commercial and business uses and
may not enjoy the setbacks, separations and buffering that might be expected elsewhere.

k) Development and redevelopment within this designation may be subject to site plan control
as set outin Sections 8.8 and 3.1.5¢).

Section 8.5 of the Official Plan provides specific guidance regarding exemptions from required
parking. The five policies are provided below:

8.5.1 The Planning Act permits the owner or occupant of a building to enter into an
agreement with Council, exempling the requirement of providing or maintaining
parking facilities otherwise required.

852 Council should strive to ensure that development or redevelopment meets the parking
requirements of the Zoning By-law. However, where circumstances dictate, this
section may be implemanted,
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853  Notwithstanding anything to the contrary contained within this Plan or the Zoning By-
law, no amendment to the Zoning By-law will be required fo permit a change in the
regulations for maintaining parking facilities where an agreement has been entered
into. Any changes made in regard to the reguiations of the Zoning By-law shall be
deemed to be in conformity with the Zoning By-law.

854 The agreement may provide for the payment of money or alternate provisions in
consideration for the granting of the exemplion.

855  Monies receivad under the agreement may be paid into a special account used to
offset Town parking related expenses.

Section 5 of the Official Plan also provides guidance with respect to heritage resources in the Town.
It is the intent of the Plan that the Town's heritage resources be conserved and preserved where
possible and that development occur in a manner that respects heritage. The objectives of the Plan
for heritage resources include discouraging the demolition, destruction, or inappropriate alteration or
use of cultural heritage resources.

Section 8.3 Holding Zones of the Official Plan sets out the policy framework for the use of the
Holding Symbol described in Section 36 of the Planning Act. The Holding Symboi can be used in
association with any land use zone, shall prevent or limit the use of the land in order to achieve
orderly development that meets all the Town's servicing and design conditions, and prior to removal
of the holding symbol Council can be satisfied that all conditions and agreements required have
been or will be met in accordance with the Official Plan.

Zoning

The subject lands are zoned Downtown Core Commercial Zone - DC-F2 by Zoning By-law 2004-90,
as amended. The DC-F2 zone permits a broad range of commercial uses inciuding retail stores,
professional offices, banks, health and fitness clubs and restaurants. Residential uses are permitted
uses as accessory dwelling units “over commercial uses’.

The performance standards for the DC-F2 zone set out in section 4.10.2 indicate that minimum
yards (setbacks to property lines) are 0 metres, a maximum floor space index of 2 is permitted and
the maximum building height is 11.0 metres. Zone Regulations described in 4.10.3 includes that a
residential use, which is located above the main floor of @ commercial use shall permit multiple units
provided that the gross floor area of the residential units do not exceed the gross floor per floor of the
principal main floor commercial use.

Parking requirements for new development are described in Section 3.13 of the Zoning By-law.
Section 3.13 c) states that “there shall be no minimum number of parking spaces required for all
permitted uses in the Downtown Core Zone - DC-F2 in the geographic area of the downtown core
bounded by the centre line of Elizabeth Street on the south, the centre line of Bayshore Drive on the
north, the centre line of Midland Avenue on the east and the centre fine of First Street on the west"
This general exemption applies to all uses including commercial and residential. Parking for multi-
residential apartment units elsewhere in Town requires 1.5 spaces per unit of which 25% shall be
designated for visitor parking.
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The subject application m%s most of the performance standards of BY-law 2004-90, as amended.
As noted above, the By-law does not differentiate between residential and commercial uses and as
such the proposed redevelopment does not require the provision of any on-site parking associated
with the intended uses. The Application for amendments to the Zoning By-law are by way of zone
exceptions to permit residential yses on the ground floor of the existing building and to permit the
residential uses on the 2 and proposed 34 floor to exceed the area the ground floor commercial
uses.

Departmental and Agency Comments
Technical Review Committee {TRC) ~ The subject application was reviewed by the staff TRC on
January 21, 2009. Extracts from the TRC minutes are attached to this report.

TRC identified two concems with the application.  First, the application assumed the use and
ownership of the Town owned rear lane in the development proposal and analysis. Second, the
various options for on-site parking were reviewed and considered. Staff did not support the proposal
for on-site parking on the Hugel Avenue frontage by way of either remaval or partial removal of the
on-street metered parking or the provision of parking accessed from Borsa Lane. In the case of the
parking issue staff acknowledged that while there is no requirement for on-site parking, the
application was requesting changes to the zoning that would permit an intensification of the site and
as such the Town identified this issue as one for the developer to find a solution for the parking
problems for the proposed residential units.

Planning Advisory Committee
PAC considered the application at its May 6% meeting and had considerable discussion on the
application. PAC passed the following recommendations at the meeting:

1. Support in principle of Application No. ZBA-01-09 for an Amendment to Zoning By-law 2004-
90, as amended, respecting lands owned by Huge! Lofts Ltd. - 520 Hugel Avenue.

2. That staff be directed to finalize the draft Zoning By-Law Amendment in accordance with
Report PL-2009-42 to be considered at a Public Hearing.

3. That a Public Meeting be scheduled to further consider the application and that Notice of the
Public Hearing under the Planning Act be given in accordance to the regulations under the
Planning Act.

4. That Council consider establishing a Working Group of Council to examine a
Comprehensive Parking Policy for the Downtown Core of the Town Of Midland.

Council, at its May 25 regular meeting, approved recommendation #4 to establish the Working
Group. Neither the first meeting nor the membership of the Working Group has been set,

ANALYSIS:

Land Purchase

Council, at its April 27, 2009 meeting, approved the General Commitiee recommendation and
passed Resolution No. 2009-131 to proceed with the sale of said lands described as the 14 foot
wide lane abutting lots 1, 2 and 3 north side of Hugel Avenue West more particularly described as
51R-31628 Part 4 to the abutting property owner, Hugel Lofts Ltd. The process to sell the lands
will now folfow the requirements under the Municipal Act and the Town’s land sale policy. As the

Comnmittee of Council to Hold Public Hearings -5- June 3, 2009
Report No. PL-2009-42 Re: Zoning By-law Amendment Application No. ZBA-01-09




proposed redeveropmenﬁ% based on these lands forming part of thg%velopment site, the sale
and transfer must be completed prior to the final approvals are granted.

PPS and Plan Conformity

Mixed use developments comprising both commercial and residential uses in the defined
downtown core of an urban settlement fike Midiand is both supported and encouraged in the PPS
and in the approved Growth Plan for the Greater Golden Horseshoe area. The application is
therefore consistent with the PPS and conforms to the Provincial Growth Plan. This type of
intensification within the defined Built Boundary of the Town is the type and form of development
particularly encouraged by the Province.

Offictal Plan Conformity

Bringing more people downtown would support the existing businesses in the downtown core and
would bring life and activity to the downtown in the evenings and outside the normal business
hours. The subject application and the proposed redevelopment generally meets the overall goal
and vision for the downtown core as set out in the Official Plan.

The Plan states that only commercial uses be permitted on the main floor of buildings on King
Street, but that in other areas of the downtown the Plan provides some flexibility to permit
residential uses on the main fioor. In this instance, the proposed redevelopment would provide
both commercial and residential uses on the main floor of the building. The Plan also indicates that
on-site parking may not be required where Council is satisfied that an adequate alternative exists
and where development or redevelopment might not otherwise be possible. In these instances, a
cash-in-lieu of parking agreement could be considered. Subject to the decision on the parking
issue and the requirement or need for a Cash-in-liey of Parking Agreement, the subject application
would conform to the Town's Official Plan and propose a redevelopment of an under-utilized
buiiding in a manner that would support the health and vitality of the downtown.

Parking Issues and Options

The Town's current zoning regulations
exempls the proposed development {both
the commercial and the residential
components) from providing any on-site
parking. This public policy is in support of
the Downtown and has been supported by
the Town's active Municipal Parking Lot
program that has provided a total of nine 9)
Municipal Park Lots with a tolal of 545
spaces. The parking exemption contained in
the Town's Zoning By-law has worked in
relation to all forms of commercial
development that generate requirements for =

short term parking for customers to complete their business transactions. The parking that would
be generated from the proposed commercial units and floor space in the redeveloped former
YMCA building (totalling approximately 868 sq.m.) can be accommodated in the Municipal Parking
Lots located within easy walking distance of the subject development. (See inset map)
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Residential parking, whic@s typically ovemight and longer term in n%e, is more problematic.
The development proposal includes the provision of nine (9) spaces on-site which could
accommodate parking for nine (9) units based on one (1) space per unit. This leaves a deficiency
of six (6) spaces in relation to the proposed residential units. Staff eliminated two {2) other parking
proposals that would have seen additional spaces provided on-site. Option A would have provided
16 parking spaces, with nine (9) at the rear of the building and seven (7) as front yard pad parking.
The front yard parking would have required the removal of the three (3) on-street metered parking
spaces and the removal of the roadside concrete curbs. Option B proposed 11 spaces, comprised
of the nine (9) rear yard spaces and two (2} front yard spaces accessed off of Borsa Lane. Both
options were rejected for aesthetic, urban design, traffic and pedestrian salety, and maintenance
reasons. It is staff position that no front yard parking should be permitted in order to maintain the
current Hugel Avenue streetscape in this important area of downtown.

While the Zoning By-law exempts the site from providing any on-site parking, it is staff's position
that the Town needs to consider the potential impacts of the increase density contained within the
proposed redevelopment application on the demand for overnight residential parking. The policies
in the Official Plan with respect to utilizing the cash-in-lieu of parking tool provided in Section 40 of
the Planning Act should be considered for us in this redevelopment.

The Town has several options to address the parking issue:

1. Restrict the number of residential units to the nine (9) on-site parking spaces to be
provided,

2. Require no additional arrangements for residential parking beyond the nine (8) spaces
provided.

3. Accommodate the deficient overnight residential parking (six (6) spaces) in the Municipal
Parking Lot(s) at no fee/cost. This would require operational changes in respect of snow
clearance and removal.

4. Consider a long term lease or agreement for all or a portion of the adjacent Municipal
Parking Lot #3 for the six (6) required residential spaces which cannot be provided on-
site.

5. Options 2 or 3 plus the requirement for a cash-in-lieu of parking agreement and upfront
and/or yearly payments.

It is the Planning and Development Department's opinion that the subject application would
achieve a number of clear public policy objectives in the redevelopment of the former YMCA
buiiding and site. In addition to revitalizing a substantially abandoned building and refurbishing it to
its historic condition, the proposal would introdtce new commercial space in the downtown and
bring new residents to the core who would bring life and activity to the downtown beyond its
traditional day time hours. In support of the achieving these objectives, the Town should support
the proposed development by finding a reasonable accommodation for the development through
the various tools at its disposal. Staff would support oplions 3 or 4 as noted above along with
Cash-in-lieu of Parking Agreement to be negotiated with the developer.
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Zoning Issues and Opt%
The application meets all but two of the performance standards in Zoning By-law 2004-90, as
amended, for the proposed redevelopment. The application for a Zoning By-law Amendment
requests a rezoning to a site specific zone to permit residential uses on the ground floor of the
existing building and to permit the residential floor area on the 2™ and proposed new 3% floor to
exceed the floor area of the ground floor commercial uses. Any decision on overnight residential
parking is exempted by Section 8.5.3 of the Official Plan from any further amendments where an
agreement has been entered into.

Two options are available with respect to the rezoning application if Council is in support of the
proposed redevelopment;

1. Approve the application and pass the necessary Zoning By-law Amendment for a site
specific Zone Exception along with the use of the Holding Symbol {H). The Holding Symbof
would not be removed until the required land sale and development agreements (Site Plan
and Cash-in-Lieu of Parking) are completed. Council could approve the development
applications and removal of the Holding Symbol at the same meeling.

2. Approve the application and pass the necessary Zoning By-law Amendment for a site
specific Zone Exception without a Holding Symbol (H). The Town would rely on the
provisions of Section 41 of the Planning Act and Site Plan Control Area By-law 2005-8 to
require both agreements prior to the issuance of the building permit,

As there are significant issues in respect of this application and potentially precedent setting
decisions in regard to accommodating the overnight residential parking, staff support the further
cansideration of the application by way of a site specific Zone Exceplion and the use of the Holding
Symbol as permitted under the Section 8.3 of the Official Plan and Section 36 of the Planning Act. A
draft Zoning By-law is attached.

Site Plan Approval

Site Plan Control Area By-taw 2005-8 requires that all new development in the 14 listed zones,
including the Downtown Core Commercial Zone DC-F2, shall be subject to the requirement for a
site plan application and approval under Section 41 of the Planning Act. The required site plan
submission would address:

¢ the massing and conceptual design of the building, refationship of the buiiding to adjacent
buildings, streets and exterior areas to which members of the public have access

* the provision of interior walkways, stairs and elevators to which members of the public

would have access to from the street

access ramps and curbings and directional signs

off-street parking facilities, access driveways, and the surfacing of these areas

walkways and walkway ramps and all other means of pedestrian access

facilities designed to have regard for accessibility for persons with disabilities

facilities for lighting

landscaping

central storage and collection areas for the storage of garbage and other water material

grading and provisions for the disposal of storm water from the lands and building
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Conclusions

Staff supports the further consideration of this application and the proposed redevelopment of the
former YMCA building. The proposed redevelopment would save and enhance an existing and
important architectural and historic building in the Town's cultural heritage resources, would
redevelop a currently vacant and underutilized building, and would bring new life and vitality to in
the overall downtown core. The Town, through the use of the various tools provided under the
Planning Act, including site plan control and a cash-indieu of parking agreement, can
accommodate the proposed redevelopment in a manner that minimizes or eliminates the potential
impacts of the any deficient ovemight residential parking generated that would have to be
accommodated off-site.

FINANCIAL IMPACT:

The consideration of the Application for an Amendment to the Town’s Zoning By-law has no direct
financial or budgetary impacts. The accommodation of the deficient ovemight residential parking
may have a financial impact, which would he off-set through a Cash-in-Lieu of Parking Agreement.

Prepared By: Wes Crown, Director of Planning and Development

Aftachments:

1. A1.0 Site Plan Option D

2. A3.0 Front Elevation

3. A.3.2 East and West Elevations
4. TRC Extracts

5. Draft Zoning By-faw
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Date: Janusry 19, 2009

Zoning By-law Amendment Application - 520 Hugel Avenus
The application is to amend Section 4.10.3.2 Zone Regulations of the by-law to permit residential
uses on the ground floor and to permit the residential uses on the second and proposed third fioor
to exceed the Gross Floor Area of the principal main floor commercial use,

Created By: Planning and Development Deparfrrent
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575 Dominion Avenue

THE CORPORATION OF THE Midland, ON L4R 1R2
Phone: 705-526-4275
TOWN OF MIDLAND Fax: 705-526-9971

info @ town.midland.on.ca
--————www.town.midland.on.ca

September 18, 2009

Mike Galea

AXIIS Architects Inc.

439 Wellington Street W., First Floor
Toronto, Ontario

M5V 1E7

Dear Mr. Galea:

Re:  Town of Midland Zoning By-Law 2009-58
Hugel Lofts Ltd. — 520 Hugel Avenue

Please be advised that the above-mentioned Zoning By-law Amendment has received
final approval.

Attached is the Certificate as prescribed under Section 34 of the Planning Act, R.8.0.
1990.

If you have any questions, please do not hesitate to contact the undersigned.
Yours very truly,
‘THE CORPORATION OF THE TOWN OF MIDLAND

i Edgar, AMCT
Executive Assistant — Planning Department

Enclosure




THE CORPORATION OF THE Micland, OH L4R 1R2
TOWN OF MIDLAND iibroiopiit

August 28, 2009

Mike Galea

AXIIS Architects Inc.

439 Wellington Street W., First Floor
Toronto, Ontario

M5V IE7

Dear Mr. Galea:

Re:  Town of Midland Zoning By-Law 2009-58
Hugel Lofts Ltd. - 520 Hugel Avenue

Pleuse be advised that the above-mentioned Zoning By-Law was passed by the Municipal
Council of the Corporation of the Town of Midland on Monday, August 24, 2009.

Enclosed for your information and file, is a certified copy of the By-Law with
accompanying Notice of Passage, as prescribed under Section 34 of the Planning Act,
R.S.0. 1990.

If you have any questions, please do not hesitate to contact the undersigned.

Yours very truly,
THE CORPORATION OF THE TOWN OF MIDLAND

e g’éﬂqwu

Sherri Edgar, AMCT
Executive Assistant — Planning and Development Department

Ise
Encls.

575 Dominion Avenue

info@town.midland.on.ca
www.town.midiand.on.ca




THE @RPORATION OF THE TOWN OF%DLAND
BY-LAW 2009-58

A By-law to amend Zoning By-law 2004-90, as amended,
to rezone the lands at 520 Hugel Avenue.

WHEREAS the Municipal Council of the Corporation of the Town of Midland passed By-law 2004-
90, known as the Zoning By-law, on the 22nd day of November, 2004, to regulate the development and
use of lands within the Town of Midland; and

WHEREAS the Municipal Council of The Corporation of the Town of Midland now deems it
expedient to amend Zoning By-law 2004-90, pursuant to that authority given to it under Section 34 of
the Planning Act, R.S.0. 1990.

NOW THEREFORE THE MUNICIPAL COUNCIL OF THE CORPORATION OF THE
TOWN OF MIDLAND HEREIN ENACTS AS FOLLOWS:

That Zoning By-law 2004-90, as amended, is hereby further amended as follows:

1. That this By-law applies to the lands described legally described as Part Lots 1 & 2, Registered
Plan 306 and more particularly described as Part 1, Reference Plan 51R-9450 with a municipal
address of 520 Hugel Avenue, as shown on Schedule “A”, attached hereto and forming part of
this By-law.

2. That the lands described above and as shown on Schedule “A”, attached hereto and forming part
of this By-law, shall be rezoned from the Downtown Core Comunercial Zone — DC-F2 to the
Downtown Core Commercial Exception Holding Zone — DC-F2-3(H).

3. That Zoning Map Schedule A-1 of Zoning By-law 2004-90, as amended, is hereby further
amended to conform with Section 2 of this By-law as shown on Schedule “A” attached hereto
and forming part of this By-law.

4, That SECTION 4.10.4 ZONE EXCEPTIONS, is hereby further amended by inserting a new Zone
Exception 3 immediately following Exception 2 with the following:

“3. Notwithstanding SECTION 4.10.1 PERMITTED USES, the following shall be permitted
on those lands zoned DC-F2-3 and described as Part Lots | & 2, Registered Plan 306 and
more particularly described as Part 1, Reference Plan 51R-9450 with a municipal address of
320 Hugel Avenue:

* Dwelling Units on the main floor (maximum 3 units) in conjunction with
permitted commercial uses

Notwithstanding SECTION 4.10.3 ZONE REGULATIONS, the following shall apply to
those lands zoned DC-F2-3:

¢ Gross Floor Area for the Dwelling Units may exceed the Gross Floor Area
per floor of the main floor commercial use




