City of Kingston
Report to Planning Committee
Report Number PC-20-003
To:

Chair and Members of Planning Committee

From:

Lanie Hurdle, Interim Chief Administrative Officer

Resource Staff:

Paige Agnew, Director, Planning, Building & Licensing Services

Date of Meeting:

December 5, 2019

Subject:

Comprehensive Report

File Number:

D14-034-2018

Address:

809 & 847 Development Drive

Application Type:

Zoning By-Law Amendment

Owner:

809 Development Drive Incorporated

Applicant:

IBI Group Incorporated

Council Strategic Plan Alignment:
Theme: 2. Increase housing affordability
Goal: 2.1 Pursue development of all types of housing city-wide through intensification and
land use policies.
Executive Summary:
The following is a comprehensive report recommending approval to the Planning Committee
regarding an application for a zoning by-law amendment submitted by IBI Group Incorporated,
on behalf of 809 Development Drive Incorporated, with respect to the subject site located at 809
& 847 Development Drive.
The applicant is proposing to rezone the subject property to support the redevelopment of the
subject lands with a 4-storey residential apartment building comprised of one hundred and sixty
nine (169) dwelling units, and six, 3-storey townhouses comprised of eighteen (18) dwelling
units that are anticipated to be in condominium ownership. Access to the proposed development
is to be via a 6.5 metre wide access aisle along the western property line that aligns directly with

118

Report to Planning Committee

Report Number PC-20-003
December 5, 2019
Page 2 of 24

the Truedell Road/Development Drive intersection. Parking will be provided in the form of
surface parking, consisting of 31 surface parking spaces for the townhouses and 218 surface
parking spaces for the apartment building.
The subject property is designated ‘Residential’, ‘Environmental Protection Area’ and ‘General
Industrial’ in the City of Kingston Official Plan and is located within a site-specific Residential
Type 4 ‘R4-38’, Open Space ‘OS’, site-specific Open Space ‘OS-19’ and site-specific
Environmental Protection Area ‘EPA-2’ zones in the former Kingston Township Zoning By-Law
Number 76-26, as amended. The area of proposed development on the subject property is
within the portion of the site that is designated ‘Residential’ and ‘Environmental Protection Area’
and zoned site-specific Residential Type 4 ‘R4-38’. The applicant is seeking relief from specific
performance standards from the ‘R4-38’ zone for both 809 and 847 Development Drive.
On the parcel known municipally as 847 Development Drive, the applicant is seeking relief from
specific performance standards associated with the site-specific Residential Type 4 ‘R4-38’
zone to facilitate the development of the 4-storey apartment building. The applicant is seeking
relief from the maximum density, minimum lot frontage and maximum building height
requirements, and is also seeking to remove a provision relating to a children’s play area.
The applicant is proposing to rezone the property at 809 Development Drive to a site-specific
Residential Type 4 ‘R4-45’ zone to facilitate the development of the proposed 6, 3-storey
townhouses that are to accommodate a total of 18 dwelling units. The applicant is seeking relief
from minimum front yard depth, maximum building height, guest room area, maximum dwelling
houses per lot, and minimum privacy yard requirements.
Recommendation:
That the Planning Committee recommends to Council:
That the application for a zoning by-law amendment (File Number D14-034-2018) submitted by
IBI Group Incorporated, on behalf of 809 Development Drive Incorporated, for the property
municipally known as 809 & 847 Development Drive, be approved; and
That By-Law Number 76-26, entitled "Township of Kingston Restricted Area By-Law", as
amended, be further amended, as per Exhibit A (Draft By-Law and Schedule A to Amend
Zoning By-Law Number 76-26) to Report Number PC-20-003; and
That Council determines that in accordance with Section 34(17) of the Planning Act, no further
notice is required prior to the passage of the by-law; and
That the amending by-law be presented to Council for all three readings.

119

Report to Planning Committee

Report Number PC-20-003
December 5, 2019
Page 3 of 24

Authorizing Signatures:

ORIGINAL SIGNED BY CHIEF ADMINISTRATIVE OFFICER
Lanie Hurdle, Interim Chief
Administrative Officer

Consultation with the following Members of the Corporate Management Team:
Peter Huigenbos, Acting Commissioner, Community Services

Not required

Brad Joyce, Acting Commissioner, Corporate Services

Not required

Jim Keech, President & CEO, Utilities Kingston

Not required

Desirée Kennedy, Chief Financial Officer & City Treasurer

Not required

Sheila Kidd, Commissioner, Transportation & Public Works

Not required

120

Report to Planning Committee

Report Number PC-20-003
December 5, 2019
Page 4 of 24

Options/Discussion:
Background and Decision Date
In accordance with By-Law Number 2007-43, this application was subject to a pre-application
meeting held on October 23, 2018, with the Planning Division and various other departments
and agencies. Following this, a complete application submission was made by the applicant on
November 6, 2018.
In accordance with the Planning Act, this application is subject to a decision by Council on or
before April 5, 2019 which is 150 days after a complete application was received. In the
absence of a decision by Council in this timeframe, the applicant may exercise their right to
appeal to the Local Planning Appeal Tribunal (LPAT).
Site Characteristics
Proposed Application and Submission
The purpose and effect of this zoning by-law amendment application is to facilitate the
redevelopment of the subject lands (809 & 847 Development Drive) by demolishing the existing
single-family dwelling and associated accessory structures and constructing six, 3-storey
townhouses fronting Development Drive as well as facilitate the construction of a 4-storey, multiunit residential apartment building containing a total of 169 dwelling units on the vacant parcel
known municipally as 847 Development Drive (Exhibit D - Site Plan, Floor Plan & Elevations Apartments and Exhibit E – Site Plan, Floor Plan & Elevations – Townhomes).
The proposed townhouse units located on the parcel known municipally as 809 Development
Drive are to be setback 3.0 metres from the front lot line adjacent to Development Drive and
beyond the extent of the watercourse floodplain limit along the eastern portion of the site. The 3storey townhouse units range in size from 2-bedroom to 4-bedroom dwelling units.
The proposed apartment building located on the parcel known municipally as 847 Development
Drive is ‘Z’ shaped and located adjacent to the floodplain associated with the watercourse along
the eastern property line. The 4-storey apartment building is proposed to include 169 residential
units and has an approximate gross floor area of 3,149 square metres, maximum building height
of 25 metres and 721.96 square metres of amenity area.
The proposed development includes the construction of a multi-use trail along the eastern side
of the property. The proposed trail would satisfy a desired connection between Bath Road and
Development Drive as identified in the City’s Active Transportation Master Plan. The proponent
is conveying approximately 2.9 hectares of land to meet the development’s parkland
conveyance obligations under the Planning Act and City’s Parkland Dedication By-Law Number
2013-107.
The subject properties were previously the subject of a 2013 rezoning application (File Number
D14-046-2013) to permit the development of 8 multi-family structures containing 123 residential
units and a clubhouse. The zoning by-law amendment application was approved in 2015 to
rezone the subject lands from the Development ‘D’ zone, Environmental Protection Area ‘EPA’
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zone, and site-specific Residential Type 1 ‘R1-3’ zone to the current site-specific Residential
Type 4 ‘R4-38’ zone to permit the previously proposed development on November 19, 2015.
The area of the subject lands that are proposed to be redeveloped are currently located in the
site-specific Residential Type 4 ‘R4-38’ zone that permits the development of multi-unit
residential buildings with a maximum density of 75 dwelling units per net hectare. The existing
site-specific ‘R4-38’ zone is proposed to be amended so that it permits the proposed apartment
building and townhouse built form.
Both the proposed townhouses and apartment building are to be accessed via a 6.5 metre wide
access aisle along the western property line that aligns directly with Truedell Road/Development
Drive intersection. The proposed townhouses will front onto Development Drive with vehicular
access proposed via a rear laneway located in the interior of the site. Separate surface parking
lots are proposed to provide on-site parking for the apartment building and the proposed
townhouses. 31 surface parking spaces are proposed for the townhouse development, with an
additional 218 surface parking spaces proposed for the apartment building.
The applicant is proposing to increase the density and amend the built form from that which was
presented through the previous zoning by-law amendment (File Number D14-046-2013)
application. The site-specific ‘R4-38’ zone applicable to the subject property currently permits
apartment buildings and row homes. To accommodate the overall development plan on the
subject lands, the applicant is proposing to amend the site-specific ‘R4-38’ zone.
In support of the application, the applicant has submitted the following:





Cover Letter
Concept Site Plans
Conceptual Floor Plans & Elevations
Topographical Survey

Archaeological Assessment
As part of the previous development application, Abacus Archaeological Services completed a
Stage 1, Stage 2 and Stage 3 Archaeological Assessment of the subject lands on behalf of the
proponent. A pre-contact site was identified as part of the archaeological work on the site.
Archaeological resources related to the pre-contact site were removed by the licensed
archaeologist. Following this and the completion of a subsequent Stage 3 Report, the
archaeological reporting recommended that no further archaeological work was required and
that the site should be considered free of any further concerns from an archaeological potential
perspective. The Ministry of Tourism, Culture & Sport concurred with the methodology, findings
and recommendations of the assessments, issuing a clearance letter on September 15, 2015.
Geotechnical Investigations Report
A Geotechnical Investigations Report was prepared by Malroz Engineering on behalf of the
proponent. The investigation included 11 borehole locations. Based on the data from the
boreholes, the report provides recommendations on the following items: foundation type,
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bearing capacity, seismic site classification, drainage requirements, pavement design, along
with commentary on excavation, backfill and construction field review.
Tree Inventory & Preservation Plan
A Tree Inventory and Preservation Plan submitted with the application were prepared by
Arborsphere, on behalf of the proponent. The inventory and plan include the portion of the site
proposed to be developed and exclude the natural hazard area and buffer, which are not
proposed to be developed. Tree protection is recommended along the wetland setback during
construction to protect the trees within this area.
The inventory includes 11 species, none of which are provincially or federally identified as being
endangered. The inventory identified the dominant species as Manitoba Maple and European
Buckthorn, along with three black walnuts, the latter of which is listed in the City’s Tree By-Law
(By-Law Number 2007-170) as a distinctive species. The tree preservation plan identifies four
trees for protection.
Natural Heritage Evaluation Report & Environmental Impact Study (EIS) Addendum
Ecological Services Inc. prepared a Natural Heritage Evaluation Report in support of the
previous development proposal for the property. An addendum letter was provided with respect
to the current development proposal. The reporting notes that there is fish habitat and wetlands
present on the subject lands.
With respect to fish habitat, the report indicates that while there is no intent for development to
occur within fish habitat, there will be a short-term disruption in order to connect the sanitary
service. The report indicates that the quality of the species is marginal and that they are hardy
generalists that tend to withstand temporary disruption. The report recommends that work
affecting the fish habitat take place outside of breeding season and that silt barriers are installed
to reduce downstream sedimentation impacts. This recommendation will be implemented
through the Site Plan Control agreement.
In terms of the wetland, the report indicates that the wetland present on, and adjacent to the
subject site is not considered significant in terms of Provincial criteria. Wetland vegetation is
present on the site and the connection of the sanitary service will temporarily impact this
vegetation. The report recommends that a silt barrier fence be installed to prevent intrusion into
the wetland during construction and that wetland vegetation be set aside during the servicing
works and be re-established after construction takes place.
The overall conclusion of the natural heritage reporting for the proposed application is that the
development will not result in any negative impacts to natural heritage features on the subject
lands.
Noise & Vibration Study
J.E. Coulter prepared a Noise Impact Feasibility Study on behalf of the proponent to identify and
assess sources of noise that may have an impact on the proposed development and to identify
recommendations to reduce these levels to those that are considered acceptable by the Ministry
of Environment, Conservation & Parks NPC-300 Guidelines. The form of mitigation
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recommended by the Noise Study to meet provincial guidelines is the use of warning clauses for
the purchase and sale and/or lease agreements for the properties.
Traffic Impact Study (TIS)
A TIS was prepared by Josselyn Engineering Inc., on behalf of the proponent. The report
concludes that the estimated trip generation of the proposed development will have a negligible
effect on Development Drive traffic flows, including pedestrians and cyclists. Other key findings
of the TIS are as follows:




No right-turn or left-turn lanes on Development Drive at the Truedell Road intersection,
nor at the proposed access point;
The access point to the proposed development does not require control by stop or yield
sign at its intersection with Development Drive; and
The calculated level of service for the Development Drive-Truedell Road proposed
development access intersection will operate at the highest level of service (Level ‘A’),
during a typical weekday peak period in the year 2025.

Servicing Report and Preliminary Stormwater Management Analysis
The site servicing reporting was prepared by Josselyn Engineering Inc., on behalf of the
proponent. It indicates that there is adequate sanitary (900 millimetre trunk main) and water
(300 millimetre water service) servicing adjacent to the site to service the proposed density of
development. The on-site servicing works will include the installation of two fire hydrants to
provide fire protection measures for the proposed development.
The stormwater reporting concludes that stormwater management can be implemented for the
site in a manner such that post-development run-off will not exceed pre-development flows. The
report also indicates that quality control measures for stormwater runoff will be implemented
through the Site Control Plan application in a manner that adheres to the standard of quality
recommended for the site by the Cataraqui Region Conservation Authority (CRCA).
All submission materials are available online through the Development and Services Hub
(DASH) at the following link, DASH, using “Look-up a Specific Address”. If there are multiple
addresses, search one address at a time, or submission materials may also be found by
searching the file number.
A summary of the key findings of the reports submitted in support of the application are listed
below.
Provincial Policy Statement
The Provincial Policy Statement (2014) provides policy direction on matters of provincial interest
related to land use planning and development, which are intended to be complemented by local
policies addressing local interests.
The proposed zoning by-law amendment application is consistent with the Provincial Policy
Statement, as it seeks to introduce additional housing options on an underutilized and serviced
site within the City’s urban boundary. The location of the site and its proposed residential
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density are in proximity to employment, commercial amenities and public service facilities which
supports alternative modes of transportation. The proposed development framework has
satisfactorily addressed additional matters of provincial interest, such as the protection from
natural hazards (flood prone areas) and the protection of natural heritage and archeological
resources.
A further detailed review of the applicable policies is attached in Exhibit F.
Official Plan Considerations
Based on the date of application filing, the review of the subject application is subject to the May
1, 2018 consolidation of the 2017 Official Plan Update. The subject lands are designated
Residential, Environmental Protection Area and General Industrial, as per Schedule 3-A of the
Official Plan. No development is proposed within the portion of the site designated General
Industrial. In consultation with the CRCA, staff is exercising its discretion under Section 9.6 of
the Plan to interpret the true boundary of the EPA designation to match the detailed technical
work that has been done to ground truth the natural heritage features of the subject lands.
The proposed zoning by-law amendment is in conformity with the general intent of the Official
Plan. The subject lands generally meet the high density residential land use location criteria.
They also meet the policies in terms of qualifying as an ideal candidate to assist in achieving the
Plan’s residential growth targets through redevelopment, infill and intensification on an
underutilized site with available servicing. The project would contribute to a greater mix of
housing options within the built up portion of the urban area in a manner that is sensitive to its
land use and built form context. The 4-storey multi-unit building and 18 unit stacked townhouse
are proposed on the periphery of a neighbourhood with sufficient setbacks to avoid undue
adverse effects and to thereby achieve land use compatibility as defined by the Plan. The
proposed built form and setbacks create an appropriate transition from the adjacent residential
lots on Boxwood Street. The technical review has concluded that the proposed setbacks of the
buildings and overall development will not have a negative impact on the natural heritage
features of the site. Archaeological resources have been addressed to provincial standards.
Elements of site functionality, access, safety and landscaping are being addressed through the
concurrent Site Plan Control application.
A further detailed review of the applicable policies is attached in Exhibit H.
Zoning By-Law Considerations
The site has a pre-existing site-specific zoning framework that permits residential intensification.
The current property owner wishes to modify the framework through the subject application to
accommodate a different form and level of residential intensification.
The applicant is seeking relief from the following ‘R4-38’ zone performance standards to
accommodate the proposed development:
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847 Development Drive – Proposed 169-unit Apartment Building
Zoning ByLaw Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement

Proposed

Relief
Requested

4(76)

“Height”
Definition

“Height”,
when used
with
reference to
a building or
structure,
means the
vertical
distance
between the
finished
grade and
the highest
point of the
building or
structure
proper,
exclusive of
any
accessory or
auxiliary roof
construction
such as an
antenna, a
chimney, a
ventilation
duct, an
elevator or
service
penthouse,
or a steeple.

“Height”,
(i) when
used with
reference to a
building or
structure,
means the
vertical
distance
between the
finished grade
and the
highest point
of the building
or structure
proper,
exclusive of
any accessory
or auxiliary
roof
construction
such as an
antenna, a
chimney, a
ventilation
duct, an
elevator or
service
penthouse, or
a steeple.

“Building
(ii)
Height”
means the
vertical
distance
measured
from the
average
grade
surrounding
the building
footprint to
the highest
point of the
roof surface
in case of
flat roofs or
to a point
halfway up
the rood in
the case of
pitched
roofs.

“Building
Height”
means the
vertical
distance
measured
from the
average
grade
surrounding
the building
footprint to
the highest
point of the
roof surface
in case of
flat roofs or
to a point
halfway up
the rood in
the case of
pitched
roofs.

5(1B)(b)

Yards
Adjacent to
Rail Lines

No
residential
buildings
shall be
erected
within 120
metres of a
Canadian

No residential
buildings shall
be erected
within 120
metres of a
Canadian
National
Railway main

No building
shall be
erected
within a 114
metre
horizontal
setback
from the CN

No building
shall be
erected
within a 114
metre
horizontal
setback
from the CN

Main Lines
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Zoning ByLaw Section

5(6)(b)

Zone
Provision

Restrictions
Adjacent to
Flood
Plains

‘R4’
Requirement

‘R4-38’
Requirement

Proposed

Relief
Requested

National
Railway main
line right-ofway. This
distance may
be reduced
from 120
metres to 30
metres where
a 2.5 metre
high berm
has been
constructed
adjoining and
parallel to the
railway rightof-way with
returns at the
ends, 2.5
metres above
grade and
side slopes
not steeper
than 2.5 to 1,
to the
satisfaction
of Canadian
National
Railway.

line right-ofRail Main
way. This
Line
distance may
Corridor.
be reduced
from 120
metres to 30
metres where
a 2.5 metre
high berm has
been
constructed
adjoining and
parallel to the
railway rightof-way with
returns at the
ends, 2.5
metres above
grade and side
slopes not
steeper than
2.5 to 1, to the
satisfaction of
Canadian
National
Railway.

Rail Main
Line
Corridor.

No building
shall be
erected or
altered within
25 feet of a
flood plain.

0 metres

No building
shall be
erected
within a 6
metre
horizontal
setback
from the
1:100
floodplain of
the Little
Cataraqui
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Zoning ByLaw Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement

Proposed

Relief
Requested

Creek.

Creek.

5(17)

Planting
Strip

Not
applicable

Not applicable

A Planting
strip shall be
required as
per Section
5(17)(b)(c)(d
)(e) & (f) of
this By-Law
along the
western
most interior
side lot line
that directly
abuts the
adjacent
residentially
zoned
properties to
the west.

15(2)(b)(x)

Lot
Frontage
(minimum)

33.5 metres

75 metres

20 metres

A Planting
strip shall
be required
as per
Section
5(17)(b)(c)(
d)(e) & (f) of
this By-Law
along the
western
most interior
side lot line
that directly
abuts the
adjacent
residentially
zoned
properties to
the west.
55 metres

15(2)(c)(iii)

Front Yard
Depth
(minimum)

6 metres

6 metres

45 metres

No

15(2)(e)(viii)

Interior Side 1/2 the height
Yard
of the
(minimum)
building, or
35 feet,
whichever is
the greater,
provided that
an interior
side yard
adjoining an
end wall
containing no
habitable

6 metres;
except where
an interior side
yard abuts an
‘OS’ zone the
required
minimum
interior side
yard width
shall be 0
metres.

6 metres;
except
where an
interior side
yard abuts
an ‘OS’
zone the
required
minimum
interior side
yard width
shall be 0

6 metres;
except
where an
interior side
yard abuts
an ‘OS’
zone the
required
minimum
interior side
yard width
shall be 0
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Zoning ByLaw Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement

room
windows may
be reduced
to 6 feet
where the
side lot line
does not
adjoin an R1
or R2 Zone.

Proposed

Relief
Requested

metres.

metres.

Density
(maximum)

Not
Applicable

75 units per
hectare

93 units per
net hectare

18 units per
net hectare

15(2)(l)(i)

Building
Height
(maximum)

18.3 metres

12.8 metres

25.5 metres

12.2 metres

15(2)(o)(ii)

Privacy
Yards

See Section
15(2)(ii) of
ZBL 76-26

A privacy yard,
clear and
unobstructed
by any
vehicular
driveway,
other than a
private
driveway to an
enclosed
garage or
parking space;
or
unobstructed
by any surface
parking area,
shall be
provided on
the lot
adjoining each
exterior wall
containing a
habitable room

A privacy
yard that is
clear and
unobstructe
d by any
vehicular
driveway,
other than a
private
driveway to
an enclosed
garage or
parking
space, or by
any surface
parking
area, shall
be provided
on the lot
adjoining
each
exterior wall
containing a
habitable
room

A privacy
yard that is
clear and
unobstructe
d by any
vehicular
driveway,
other than a
private
driveway to
an enclosed
garage or
parking
space, or by
any surface
parking
area, shall
be provided
on the lot
adjoining
each
exterior wall
containing a
habitable
room
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Zoning ByLaw Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement
window; and

The minimum
depth of a
privacy yard
shall be
1metre to any
private road or
parking area,
measured at
right angles to
the wall it
adjoins. Such
privacy yards
shall not
overlap so as
to reduce the
minimum
depth
requirements.

Schedule “C” Parking
Stall
Dimensions

Not
applicable

Bicycle
Parking

Proposed

Relief
Requested

window; and

window; and

The
minimum
depth of a
privacy yard
shall be 4
metres to
any private
road or
parking
area,
measured at
right angles
to the wall it
adjoins.
Such
privacy
yards shall
not overlap
so as to
reduce the
minimum
depth
requirement
s.

The
minimum
depth of a
privacy yard
shall be 4
metres to
any private
road or
parking
area,
measured at
right angles
to the wall it
adjoins.
Such
privacy
yards shall
not overlap
so as to
reduce the
minimum
depth
requirement
s.

Width
(minimum):
2.75 metres

Width
Width
(minimum): 2.6 (minimum):
metres
2.6 metres

Width
(minimum):
2.6 metres

Length
(minimum):
6 metres

Length
(minimum):
5.2 metres

Length
(minimum):
5.2 metres

Length
(minimum):
5.2 metres

Not
applicable

Not applicable

Bicycle
Parking
Space
Requiremen
ts
(minimum):
1 bicycle

Bicycle
Parking
Space
Requiremen
ts
(minimum):
1 bicycle
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Zoning ByLaw Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement

131

Proposed

Relief
Requested

parking
space per
dwelling
unit;

parking
space per
dwelling
unit;

a minimum
of 12 of the
required onsite parking
spaces shall
be provided
exterior to a
building and
shall be
covered and
secure; and

a minimum
of 12 of the
required onsite parking
spaces shall
be provided
exterior to a
building and
shall be
covered and
secure; and

Bicycle
Parking
Space
Dimensions
(minimum):

Bicycle
Parking
Space
Dimensions
(minimum):

requirement:
0.3 metres
wide by 1.8
metres long
with a
minimum
overhead
clearance of
2.1 metres;

requirement
: 0.3 metres
wide by 1.8
metres long
with a
minimum
overhead
clearance of
2.1 metres;

Alternate
requirement
(vertical
bicycle
parking
space): 0.6
metres wide,
1.8 metres
tall and 1.0
metres in

Alternate
requirement
(vertical
bicycle
parking
space): 0.6
metres
wide, 1.8
metres tall
and 1.0
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Zoning ByLaw Section

15(2)(j)(i)

Zone
Provision

Landscape
d Open
Space
(minimum)

‘R4’
Requirement

45%

‘R4-38’
Requirement

28%

Proposed

Relief
Requested

depth.

metres in
depth.

30%

15%

Zoning relief is not being requested from the following provisions: front yard depth (minimum),
rear yard depth (minimum), dwelling unit areas (minimum), lot coverage (maximum), amenity
area (minimum), number of parking spaces (minimum) and number of barrier free parking
spaces (minimum).
809 Development Drive – Proposed 18-unit Townhouses
Zoning ByLaw
Section
4(76)

Zone
Provision
“Height”
Definition

‘R4’
Requirement

‘R4-38’
Requirement

Proposed

Relief
Requested

“Height”,
when used
with
reference to a
building or
structure,
means the
vertical
distance
between the
finished
grade and the
highest point
of the
building or
structure
proper,
exclusive of
any
accessory or
auxiliary roof
construction
such as an

“Height”,
(iii) when
used with
reference to a
building or
structure,
means the
vertical
distance
between the
finished grade
and the
highest point
of the building
or structure
proper,
exclusive of
any accessory
or auxiliary
roof
construction
such as an
antenna, a
chimney, a

“Building
(iv)
Height”
means the
vertical
distance
measured
from the
average
grade
surrounding
the building
footprint to
the highest
point of the
roof surface
in case of
flat roofs or
to a point
halfway up
the rood in
the case of
pitched
roofs.

“Building
Height”
means the
vertical
distance
measured
from the
average
grade
surrounding
the building
footprint to
the highest
point of the
roof surface
in case of flat
roofs or to a
point halfway
up the rood in
the case of
pitched roofs.
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Zoning ByLaw
Section

Zone
Provision

‘R4’
Requirement
antenna, a
chimney, a
ventilation
duct, an
elevator or
service
penthouse, or
a steeple.

‘R4-38’
Requirement

Proposed

Relief
Requested

ventilation
duct, an
elevator or
service
penthouse, or
a steeple.

5(6)(b)

Restrictions No building
Adjacent to
shall be
Flood Plains erected or
altered within
25 feet of a
flood plain.

0 metres

Notwithstan
ding
anything to
the contrary
contained in
this By-Law,
no building
shall be
erected
within a 6
metre
horizontal
setback
from the
1:100
floodplain of
the Little
Cataraqui
Creek.

Notwithstandi
ng anything
to the
contrary
contained in
this By-Law,
no building
shall be
erected within
a 6 metre
horizontal
setback from
the 1:100
floodplain of
the Little
Cataraqui
Creek.

15(2)(a)(viii)

Lot Area
(minimum)

232.25
square
metres

1.7 hectares

94 square
metres

138.25
square
metres

15(2)(b)(viii)

Lot
Frontage
(minimum)

11.58 metres

75 metres

6.7 metres

4.88 metres

15(2)(c)(iii)

Front Yard
Depth

6.0 metres

6.0 metres

3.5 metres

2.5 metres
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Zoning ByLaw
Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement

Proposed

Relief
Requested

(Minimum)
15(2)(g)

Group
Setback
(minimum)

Notwithstandi
ng any other
provisions of
this By-law,
not more than
eight
consecutive
row dwelling
houses shall
be
constructed
with their
exterior
outside walls
in a straight
line.
Additional
permitted
dwellings in a
row shall be
set back or
forward a
distance of
not less than
4 feet from
the alignment
of the others
in a row.

Notwithstandin
g any other
provisions of
this By-law,
not more than
eight
consecutive
row dwelling
houses shall
be constructed
with their
exterior
outside walls
in a straight
line. Additional
permitted
dwellings in a
row shall be
set back or
forward a
distance of not
less than 4
feet from the
alignment of
the others in a
row.

Not
applicable

Not
applicable

15(2)(h)(i)

Guest
Room Area
(Minimum)

100 square
feet

9.29 metres

Not
applicable

9.29 metres

15(2)(j)(iii)

Landscaped 30%
Open Space
(minimum)

28%

Not
applicable

Not
applicable

15(2)(k)(iii)

Lot
Coverage

45%

44%

9%

35%

134

Report to Planning Committee

Report Number PC-20-003
December 5, 2019
Page 18 of 24

Zoning ByLaw
Section

Zone
Provision

‘R4’
Requirement

‘R4-38’
Requirement

Proposed

Relief
Requested

(maximum)
15(2)(l)(iii)

Height of
Building
(Maximum)

10.67 metres

12.8 metres

12.5 metres

1.83 metres

15(2)(m)(ii)

Dwelling
Houses per
Lot
(Maximum)

1 dwelling
house

There is no
maximum
number of
dwelling
houses per lot.

18 dwelling
houses

17 dwelling
houses

15(2)(o)(i)

Privacy
Yard Depth

7.62 metres

7.62 metres

Not
applicable

Not
applicable

Schedule
“C”

Parking
Stall
Dimensions

Width
(minimum):
2.75 metres

Width
(minimum):
2.6 metres

Width
(minimum):
2.6 metres

Width
(minimum):
2.6 metres

Length
(minimum):
6 metres

Length
(minimum):
5.2 metres

Length
(minimum):
5.2 metres

Length
(minimum):
5.2 metres

Zoning relief is not being requested from the following provisions: rear yard depth (minimum),
dwelling unit areas (minimum), amenity area (minimum), number of parking spaces (minimum)
and number of barrier free parking spaces (minimum).
With respect to the proposed apartment building, the proposed density of 93 units per net
hectare is on the lower end of the spectrum for high density residential uses. The proposed
density is consistent with the PPS and conforms with the Official Plan to encourage
intensification on underutilized serviced sites. The analysis of this report has demonstrated that
the application is compatible with the land uses and built form of the area in which it is located.
The proposed relief in lot frontage recognizes the unique parcel configuration of the site. Staff
are satisfied with the proposed frontage and the provision of a 6.5 metre access lane that aligns
with the Development Drive/Truedell Road intersection for functional access and egress for the
two properties. The proposed increase in height from 12.8 to 25.5 metres is to accommodate
the proposed compact form of the apartment building. The building would achieve a minimum
setback of 59.8 metres from the rear property lines of the residential lots on Boxwood Street.
With respect to the townhouse parcel, the proposed reduction in minimum front yard setback
from 6 metres to 3.5 metres is considered appropriate for the site and its context. A closer
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building edge will assist in better defining the streetscape of Development Drive and includes a
small amount of functional space to introduce some landscaping, which will also benefit the
streetscape. The proposed increase in maximum height from 10.67 to 12.5 metres allows for a
compact stacked format for the townhouses, which is not expected to negatively impact
surrounding uses and will offer some partial screening of the apartment building.
To address site constraints, the proposed by-law also contains a minimum horizontal setback for
development from the 1:100 year floodplain of the Little Cataraqui Creek and a minimum
setback of 114 metres for residential structures from the CN Rail Main Line Corridor. These
provisions were developed in consultation with the CRCA and CN Rail respectively.
In summary, the proposed zoning by-law amendment is considered to be appropriate, taking
into account the natural and human-made constraints on and off the site, the overall context of
the site and its surroundings in terms of land use and built form, along with due consideration to
the the policies of the City’s land use planning documents around residential intensification.
Based on the comprehensive review, the proposed zoning by-law amendment has been found
to represent good land use planning.
Other Applications
The lands are also the subject of active applications for Site Plan Control for the apartment
building (File Number D11-055-2018), townhouses (File Number D11-037-2019) and consent
(lot addition) (File Number D10-039-2018). The consent application was provisionally approved
on June 11, 2019. The applicant has until June 14, 2020 to fulfill the six (6) conditions included
in the notice of decision to receive final approval for the lot addition application.
Technical Analysis
This application has been circulated to external agencies and internal departments for review
and comment. All comments on the proposal have been addressed and no outstanding
technical issues with this application remain at this time.
Public Comments
The following is a summary of all of the public input received to-date, including the public
submissions received at the Public Meeting held on March 21, 2019 and the additional public
submissions received since this time. All original public comments are available in Exhibit K of
this report.
Comment: There should be a significant berm/buffer between the backyard of the Boxwood
homes and the parking lot, hopefully with many trees to beautify the view of the existing
homeowners.
Response: The recommended zoning includes the requirement to provide a planting strip
along the western lot line that abuts the low density residential properties.
Comment: When will we know the lighting plan for the parking lot and buildings? What type of
lights will they be? How high will they be posted? What is the projection radius for these lights?
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Lighting from the parking lot should not cross over into the backyards of the adjacent
residential properties located on Boxwood Street.
Response: Staff are completing a technical review of a lighting plan as part of the Site
Plan Control application.
Comment: Garbage storage should be moved to the front of the property to lessen noise
across the property during collection.
Response: Garbage storage is reviewed as part of the Site Plan Control application
review process.
Comment: The ditch at the western most periphery of the project should be reinforced with
more drains and depth to ensure any runoff be collected.
Response: The applicant is responsible to implement a stormwater management strategy
for the site that ensures that post development flows equal pre development flows. This is
reviewed in detail as part of the Site Plan Control application.
Comment: An adequate fence should be erected to protect the property of the Kingdom Hall.
Response: Fences are being reviewed as part of the Site Plan Control application.
Question/Comment: Concern with the proposed height of the apartment building within the
context of the adjacent properties, which are predominately 1-storey. There is a potential for
overlook from the apartment building into the adjacent residential properties.
Response: the proposed apartment building is 4-storeys and is separated from the rear
yards of the properties on Boxwood Street by a 59.8 metre setback. The zoning will
require a planting strip along the western property line. On the basis of these factors, staff
are not concerned with overlook.
Comment: Concern with the extent of pavement for the proposal and its impact on both quality
and quantity of stormwater runoff adjacent to lands designated EPA in the OP.
Response: The applicant is responsible to implement a stormwater management strategy
for the site that ensures that post development flows equal pre development flows. This is
reviewed in detail as part of the Site Plan Control application.
Comment: There is a lack of children’s play space in the proposal.
Response: Children’s Play Area was previously a requirement in Zoning By-Law Number
76-26, as amended. At the time of the processing of the former Zoning By-Law
amendment (File Number D14-046-2013), this was a requirement within the zoning bylaw. Through this previous site-specific zoning by-law amendment, the site-specific
residential ‘R4-38’ zone that was approved amended the general by-law requirements
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related to Children’s Play Area to a site-specific standard. Since, the City retained Dillon
Consulting limited to complete an Amenity Area Review and update the applicable zoning
by-law standards accordingly. The resulting recommendations and ensuing revisions to
the 5 City zoning by-laws updated the Amenity Area requirements to essentially
incorporate Children’s Play Area within the required on-site Amenity Area and remove the
separate requirement for Children’s Play Area. Therefore, through this ZBA application,
the applicant is seeking to revise the site-specific zoning with respect to Children’s Play
Area so that it is consistent with the general zoning by-law approach/standards.
Question/Comment: What are the carbon implications of the proposed tree loss? How much
sequestration capacity will be destroyed through the approval of the development?
Response: The analysis of carbon and sequestration are not part of the technical review
of a site-specific Planning Act application. The proponent will be required to retain,
protect and replace trees on the subject property in accordance with the requirements of
the City’s Tree By-Law (Number 2018-15).
Comment: Concern with the proposed location of snow storage and the potential for this to
negatively impact neighbouring residential properties from a drainage perspective when the
snow melts.
Response: Snow storage is reviewed in detail as part of the Site Plan Control application.
Staff are working with the proponent to discuss the feasibility of an alternate location for
snow storage on the site.
Comment: Concern with the impacts of noise generated by traffic and the use of the parking
lot on the sleeping conditions and quality of life of adjacent residents.
Response: The application has included the technical review of a Traffic Impact Study
and a Noise Impact Study.
Comment: Concern with the potential for idling cars on the property.
Response: By-Law Number 2008-95 addresses idling vehicles.
Comment: Concern with the quality of future maintenance of the property.
Response: Future maintenance is not a consideration of the land use planning process.
The properties are subject to the Property Standards By-Law (Number 2005-100), which
is administered on a complaint-driven basis.
Comment: Concern with the quality of the built form. Will the buildings be visually appealing?
Response: External cladding is reviewed as part of the Site Plan Control application.
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Comment: Concern with the loss of green space that would result from the approval of the
application.
Response: The subject lands are privately-owned and are designated Residential in the
Official Plan. The proposed development is meeting its requirements under the Planning
Act and Parkland Dedication By-Law Number 2013-107 and minimum provision of
landscaped open space.
Comment: This kind of infill should be encouraged within the urban boundary. With the
following intersection improvements, the area could support a denser proposal than this one.
An all-way stop or roundabout (preferred) is strongly recommended for the intersection of
Development Drive and Truedell Road.
Response: The technical review of the application did not identify the need for any
intersection improvements.
Question: What is the applicant required to contribute in terms of parkland space and/or Cashin-Lieu of Parkland?
Response: The proponent is providing approximately 2.9 hectares of parkland, which
meets the applicant’s requirements under the Planning Act and Parkland Dedication ByLaw Number 2013-107.
Question: It would be beneficial if the applicant considered a permeable surface for the
parking lot and installing electric vehicle charging stations.
Response: This comment has been noted that these features are being reviewed as part
of the technical review of the Site Plan Control application.
Question: How many of the proposed units will be barrier free? How many barrier free parking
spaces are required and proposed?
Response: The building will be required to meet the minimum provision of barrier free
units prescribed by the Ontario Building Code. In accordance with the zoning by-law, the
apartment building parcel is providing 9 barrier free parking spaces and the townhouse
parcel is providing 2 barrier free parking spaces.
Effect of Public Input on Draft By-Law
To address concerns with respect to privacy and visual buffering, staff have included the
requirement of a planting strip along the western property line to buffer the existing homes from
the parking lot. Many other concerns are Site Plan Control related and are being explored
through that process.
Conclusion
As a result of the comprehensive technical review and land use planning analysis of the
proposed development, the application for zoning by-law amendment is recommended for
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approval as detailed in this report, as it represents good land use planning that is consistent with
provincial land use policies and conforms with the Official Plan.
Existing Policy/By-Law:
The proposed amendment was reviewed against the policies of the Province of Ontario and City
of Kingston to ensure that the changes would be consistent with the Province’s and the City’s
vision of development. The following documents were assessed:
Provincial
Planning Act
Provincial Policy Statement, 2014
Municipal
City of Kingston Official Plan
Zoning By-Law Number 76-26
Notice Provisions:
A Public Meeting was held respecting this application on March 21, 2019. Pursuant to the
requirements of the Planning Act, a notice of the Statutory Public Meeting was provided by
advertisement in the form of signs posted on the subject site 20 days in advance of the Public
Meeting. In addition, notices were sent by mail to 79 property owners (according to the latest
Assessment Rolls) within 120 metres of the subject property and a courtesy notice was placed
in The Kingston Whig-Standard on March 12, 2019.
A notice of Regular Meeting was provided by notice to 79 property owners (according to the
latest Assessment Rolls) within 120 metres of the subject property and a courtesy notice was
placed in The Kingston Whig-Standard on November 26, 2019. The notice was also mailed to all
persons who provided oral and/or written comments on the application and/or requested to
receive notice as of the date of the finalization of this report.
If the application is approved, a Notice of Passing will be circulated in accordance with the
provisions of the Planning Act.
At the time of the writing of this report, 6 pieces of correspondence have been received and all
planning related matters have been addressed within the body of this report. Any
correspondence received after the publishing of this report will be included as an addendum to
the Planning Committee agenda.
Accessibility Considerations:
None
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Financial Considerations:
None
Contacts:
Tim Park, Manager, Development Approvals 613-546-4291 extension 3223
Lindsay Lambert, Senior Planner 613-546-4291 extension 2176
Other City of Kingston Staff Consulted:
None
Exhibits Attached:
Exhibit A

Draft By-Law and Schedule A to Amend Zoning By-Law Number 76-26

Exhibit B

Key Map

Exhibit C

Neighbourhood Context (2015)

Exhibit D

Site Plan & Elevations (809 Development Drive)

Exhibit E

Site Plan & Elevations (847 Development Drive)

Exhibit F

Consistency with the Provincial Policy Statement

Exhibit G

Official Plan, Land Use

Exhibit H

Conformity with the Official Plan

Exhibit I

Zoning By-Law Number 76-26, Map 5

Exhibit J

Public Notice Notification Map

Exhibit K

Public Comments
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File Number D14-034-2018
By-Law Number 2020-XX
A By-Law to Amend By-Law Number 76-26, “A By-Law to Regulate the Use of
Lands and the Character, Location and Use of Buildings and Structures in the
Township of Kingston” (Zone Change from a Site-Specific Residential Type 4 ‘R438’ Zone to a Site-Specific Residential Type 4 ‘R4-45’ Zone, 809 Development
Drive and Replacing the Provisions of the Site-Specific Residential Type 4 ‘R4-38’
Zone, 847 Development Drive)
Passed: [Meeting Date]
Whereas by Order of the Minister of Municipal Affairs and Housing, The Corporation of
the Township of Kingston, The Corporation of the Township of Pittsburgh and The
Corporation of the City of Kingston were amalgamated on January 1, 1998 to form The
Corporation of the City of Kingston as the successor municipal corporation and pursuant
to the Minister’s Order, any by-laws of the former municipality passed under the
Planning Act continue as the by-laws covering the area of the former municipality now
forming part of the new City; and
Whereas the Council of The Corporation of the City of Kingston deems it advisable to
amend By-Law Number 76-26, as amended, of the former Township of Kingston;
Therefore be it resolved that the Council of The Corporation of the City of Kingston
hereby enacts as follows:
1.

By-Law Number 76-26 of The Corporation of the City of Kingston, entitled “A ByLaw to Regulate the Use of Lands and the Character, Location and Use of
Buildings and Structures in the Township of Kingston”, as amended, is hereby
further amended as follows:
1.1

Map 5 of Schedule “A”, as amended, is hereby further amended, by changing
the zone symbol of the property municipally known as 809 Development Drive
from ‘R4-38’ to ‘R4-45’, as shown on Schedule “A” attached to and forming
part of By-Law Number 2020-xxx.

1.2

By adding a new subsection 15(3)(rr) hereto as follows:
“(rr)

R4-45 (809 Development Drive)

Notwithstanding the provisions of Section 5 and Section 15 hereof to the
contrary, the lands designated ‘R4-45’ on Schedule ‘A’ hereto, the
following regulations shall apply:
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1) Definition:
(a) “Building Height” means the vertical distance measured from the average
grade surrounding the building footprint to a point halfway up the pitched
roof.
2) In the R4-45 Zone, a row dwelling house may be vertically stacked, such that a
portion of the dwelling units is located entirely or partially above the other dwelling
units, and each dwelling unit has an independent entrance from exterior. Such an
access may also be through a shared common vestibule.
3) Lot Area (minimum): 94 square metres per row dwelling house
4) Lot Frontage (minimum): 6.7 metres per ground floor row dwelling house
5) Dwelling Units (maximum): 18
6) Front Yard Depth (minimum): 3.5 metres, except that this shall not prevent the
erection of a deck (covered or uncovered) and stairs providing access to the
building or an upper floor balcony, provided the deck is no taller than 1.2 metres
and that the deck and balcony project no closer than 2.0 metres to the front lot
line, and that the stairs project no closer than 0.5 metres to the front lot line.
7) Group Setback: Not applicable
8) Building Height (maximum): 12.5 metres
9) Dwelling Houses Per Lot (maximum): There is no maximum number of dwelling
houses per lot.
10) Guest Room Area (minimum): Not applicable
11) Privacy Yard Depth (minimum): Not applicable
12) Additional Setback Requirements: Notwithstanding anything to the contrary
contained in this By-Law, no building shall be erected within 6 metre horizontal
setback from the 1:100 floodplain of the Little Cataraqui Creek.
13) Landscaped Open Space (minimum): Not applicable
14) Lot Coverage (maximum): 44%
15) Amenity Area: Amenity Area: An amenity area shall be provided in accordance
with the following provisions:
(i) A minimum of 18.5 square metres of amenity area shall be provided for
each dwelling unit on a lot;
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(ii) Amenity areas, or any part thereof, shall be designed and located so that
the length does not exceed four times the width; and
(iii) The area of an amenity area that is located at grade level and provided as
an outdoor area exterior to the dwelling house may be included in the
calculation of landscaped open space requirements.
16) Parking:
(a) Parking Space Dimensions (minimum): 2.6 metres wide by 5.2 metres long.
1.3

By deleting subsection 15(3)(kk) in its entirety and replacing it with the following:

“(kk)

R4-38 (847 Development Drive)

Notwithstanding the provisions of Section 5 and Section 15 hereof to the contrary, the
lands designated ‘R4-38’ on Schedule ‘A’ hereto, the following regulations shall
apply:
1) Definition:
(a) “Building Height” means the vertical distance measured from the average
grade surrounding the building footprint to the highest point of the roof surface
in case of flat roofs or to a point halfway up the rood in the case of pitched
roofs.
2) Lot Lines: For the purposes of the R4-38 Zone, the lot line abutting Development
Drive shall be considered the front lot line and all other lot lines shall be
considered interior side lot lines.
3) Dwelling Units (maximum): 169 units
4) Lot Area (minimum): 1.6 hectares
5) Lot Frontage (minimum): 20 metres
6) Front Yard Depth (minimum): 45 metres
7) Interior Side Yard Width (minimum): 6 metres; except where an interior side yard
abuts an ‘OS’ zone, in which case the required minimum interior side yard width
shall be 0 metres.
8) Building Height (maximum): 25.5 metres
9) Privacy Yards (minimum):
(a) A privacy yard that is clear and unobstructed by any vehicular driveway, other
than a private driveway to an enclosed garage or parking space, or by any
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surface parking area, shall be provided on the lot adjoining each exterior wall
containing a habitable room window; and
(b) The minimum depth of a privacy yard shall be 4 metres to any private road or
parking area, measured at right angles to the wall it adjoins. Such privacy
yards shall not overlap so as to reduce the minimum depth requirements.
10) Additional Setback Requirements: Notwithstanding anything to the contrary
contained in this By-Law, no building shall be erected within:
(a) a 114 metre horizontal setback from the CN Rail Main Line Corridor; and
(b) a 6 metre horizontal setback from the 1:100 floodplain of the Little Cataraqui
Creek.
11) A planting strip shall be required along the western most interior side lot line that
directly abuts the adjacent residentially zoned properties in accordance with the
following:
(a) Width (minimum): 2 metres
(b) Contents are as per implementing Site Plan Control Agreement
12) Bicycle Parking:
(a) Bicycle Parking Space Requirements (minimum): 1 bicycle parking space per
dwelling unit;
(b) A minimum of 12 of the required on-site parking spaces shall be provided
exterior to a building and shall be covered and secure; and
(c) Bicycle Parking Space Dimensions (minimum):
(i) 0.3 metres wide by 1.8 metres long with a minimum overhead clearance of
2.1 metres;
(ii) Alternate requirement (vertical bicycle parking space): 0.6 metres wide, 1.8
metres tall and 1.0 metres in depth
13) Parking:
(a) Parking Space Dimensions (minimum): 2.6 metres wide by 5.2 metres long;
and
(b) Parking is permitted in any yard, provided it is no closer than 40 metres to the
municipal right-of-way of Development Drive
14) Landscaped Open Space (minimum): 30%”
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2.

That this by-law shall come into force in accordance with the provisions of the
Planning Act.

Given all Three Readings and Passed: [Meeting Date]

John Bolognone
City Clerk

Bryan Paterson
Mayor
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
Policy
1.1.1 Healthy livable and
safe communities are
sustained by:
a) promoting efficient
development patterns
which sustain the
financial well-being of the
Province and
municipalities over the
long term;
b) accommodating an
appropriate range and
mix of residential,
employment (including
industrial, commercial,
and institutional uses),
recreational and open
space uses to meet longterm needs;
d) avoid development
that would prevent the
expansion of settlement
areas in those areas
which are adjacent or
close to settlement areas;
e) promoting cost
effective development
standards to minimize
land consumption and
servicing costs
1.1.2 Sufficient land shall
be made available
through intensification
and redevelopment, and,
if necessary, designated
growth areas , to
accommodate an
appropriate range and
mix of employment
opportunities, housing
and other land uses to
meet projected needs for

Consistent with the Policy
The proposal consists of the redevelopment of
underutilized lands located within the urban
boundary that makes use of existing services.
These characteristics foster an efficient land
development pattern. The proposal will contribute
to the mix of residential land uses in the area by
providing new freehold townhouse units and
apartment rental units to the Bayridge
neighbourhood. The development project
constitutes a request to create infill within the
existing urban boundary. The proposed form and
density makes efficient use of land and available
infrastructure servicing.

The underutilized site is a candidate for
redevelopment and intensification and will
introduce a total of 176 residential units in the
urban area of the municipality.
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
a time horizon up to 20
years

1.1.3.1 – Settlement
areas shall be the focus
of growth and their vitality
and regeneration shall be
promoted.
1.1.3.2 – Land use
patterns within settlement
areas shall be based on:
a.
Densities and a mix
of land uses which:
1.
Efficiently use land
and resources
2.
Are appropriate for,
and efficiently use, the
infrastructure and public
service facilities which
are planned or available,
and avoid the need for
their unjustified and/or
uneconomical expansion.
4. support active
transportation
1.1.3.3 – Planning
authorities shall identify
and promote
opportunities for
intensification and
redevelopment where this
can be accommodated
taking into account
existing building stock or
areas, including
brownfield sites, and the
availability of suitable
existing or planned
infrastructure and public
service facilities required
to accommodate
projected needs.

The subject lands are located within the urban
boundary of the City. The introduction of 178
residential units to the area will add to the
regeneration and vitality of the neighbourhood,
making additional efficient use of nearby
community facilities, commercial amenities and
open spaces.
The proposal is located within the urban
boundary and makes efficient use of land and
resources. The proposal will make efficient use of
infrastructure and public service facilities, with no
expansion required to accommodate the
proposal. The development is expected to
support public transit and active transportation
through the proposed density adjacent to
walkable amenities, its adjacency to a local
service public transit route (with east and west
connectivity to an express route) and the
provision of bicycle parking.

The proposal represents an opportunity for
intensification and redevelopment of an
underutilized site in a manner that makes efficient
use and does not overburden the infrastructure
and public service facilities of the area. The
proposed 4-storey apartment building and
stacked townhouses and their associated
setbacks from existing built form on adjacent
properties will implement an appropriate
transition.
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
1.1.3.4 – Appropriate
development standards
should be promoted
which facilitate
intensification,
redevelopment and
compact form, while
maintaining appropriate
levels of public health
and safety.
1.1.3.5 – Planning
authorities shall establish
and implement minimum
targets for intensification
and redevelopment within
built-up areas.
1.1.3.7 – Planning
authorities shall establish
and implement phasing
policies to ensure:
a) That specified
targets for intensification
and redevelopment are
achieved prior to, or
concurrent with new
development within
designated growth areas;

The proposed regulatory amendments associated
with the subject application will ensure a compact
form of development that meets the functional
needs of the users. The development includes
sufficient setbacks from the regulatory floodplain
of the watercourse/wetland to the east and the
CN Rail Mainline to the south.

1.4.1 - To provide for an
appropriate range of
housing types and
densities required to
meet projected
requirements of current
and future residents of
the regional market area
identified in policy 1.4.3,
planning authorities shall:
a) Maintain at all times
the ability to
accommodate residential
growth for a minimum of
10 years through

The proposal would contribute to the mix of
available housing by adding 18 townhouse units
and 158 rental apartment units to the urban area
of the City.

The Official Plan includes a target for residential
intensification within built-up areas of 9% by
2026. The proposal would assist in achieving this
goal through the redevelopment of an
underutilized parcel with a high density residential
development.
The Official Plan establishes an urban growth
boundary as shown on Schedule 2- City
Structure. The proposed development seeks to
implement residential intensification within the
urban growth boundary, which will contribute
towards the City meeting its target specified in
Section 2.4.5 of the Plan.
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
residential intensification
and redevelopment and,
if necessary, lands which
are designated and
available for residential
development;
1.4.3 – Planning
authorities shall provide
for an appropriate range
of housing types and
densities to meet
projected requirements of
current and future
residents of the regional
market area by:
b) Permitting and
facilitating:
1.
All forms of housing
required to meet the
social, health and wellbeing requirements of
current and future
residents, including
special needs
requirements;
2.
All forms of
residential intensification,
including second units,
and redevelopment in
accordance with policy
1.1.3.3;
c)
Directing the
development of new
housing towards
locations where
appropriate levels of
infrastructure and public
service facilities are or
will be available to
support current and
projected needs;
d) Promoting densities
for new housing which

The proposed development will introduce
residential units to the urban area of the City,
which assist in meeting the needs of current and
future residents. The proposal makes efficient
use of available servicing infrastructure and
public service facilities. Development of this site
is supportive of alternate modes of transportation,
as the site is serviced by a local service transit
route which offers connections to express transit
located at Bayridge Drive to the west and
Gardiners Road to the east. There are also open
space, institutional uses and commercial
amenities in proximity to the site, which will
provide opportunities for active transportation for
the future residents.
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
efficiently use land,
resources, infrastructure
and public service
facilities, and support the
use of alternative
transportation modes and
public transit in areas
where it exists or is to be
developed.
1.6.3 –The use of
existing infrastructure and
public service facilities
should be optimized.
1.6.6.1 – Planning for
sewage and water
services shall:
a.
Direct and
accommodate expected
growth or development in
a manner that promotes
optimization of existing:
1.
Municipal sewage
services and municipal
water services; and
b.
Ensure that these
systems are provided in a
manner that:
1.
Can be sustained by
the water resources upon
which such services rely;
2.
Is feasible,
financially viable and
complies with all
regulatory requirements;
and
3.
Protects human
health and the natural
environment;
c.
Promote water
conservation and water
use efficiency
d.
Integrate servicing
and land use

The proposed density of the development on the
subject lands would make efficient use of existing
servicing infrastructure and public service
facilities.
The submitted site servicing report has
demonstrated to the satisfaction of Utilities
Kingston as part of the technical review of the
subject application that the proposed
development can be adequately serviced by
existing municipal water and sanitary services
that are available to the site.
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
consideration at all
stages of the planning
process; and
e.
Be in accordance
with the servicing
hierarchy outlined
through policies 1.6.6.2,
1.6.6.3, 1.6.6.4 and
1.6.6.5.
1.6.6.2 – Municipal
sewage services and
municipal water services
are the preferred form of
servicing for settlement
areas. Intensification and
redevelopment within
settlement areas on
existing municipal
sewage services and
municipal water services
should be promoted,
wherever feasible.
1.6.7.4 – A land use
pattern, density and mix
of uses should be
promoted that minimize
the length and number of
vehicle trips and support
current and future use of
transit and active
transportation.
1.8.1 – Planning
authorities shall support
energy conservation and
efficiency, improved air
quality, reduced
greenhouse gas
emissions and climate
change adaptation
through land use and
development patterns
which:
a) Promote compact

The proposed development is a residential
intensification project located within the urban
boundary that would be serviced by municipal
water and sanitary services.

The subject site is in proximity to public transit
and is located within a walkable neighbourhood
with institutional uses (e.g. elementary school)
and commercial amenities nearby. While not
required by the zoning by-law, the applicant is
providing a 1:1 ratio of bicycle parking for the
development, which will provide opportunities for
each unit to use active transportation for some
trips.
The proposed development is a compact form of
development. Its location is in proximity to public
transit, institutional uses, commercial amenities
and employment, which promotes active
transportation. Alternate modes of transportation
are also promoted through the provision of a 1:1
ratio of bicycle parking for the site. The number
and length of vehicle trips should be reduced by
these features and amenities. The submission
indicates that the building design allows for future
energy retrofitting for sustainable/renewable
energy sources. The submission also indicates
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Demonstration of How the Proposal is Consistent with the
Provincial Policy Statement
form and a structure of
nodes and corridors;
b) Promote the use of
active transportation and
transit in and between
residential, employment
(including commercial
and industrial) and
institutional uses and
other areas.
e) Improve the mix of
employment and housing
uses to shorten commute
journeys and decrease
transportation
congestion; and
f)
Promote design
and orientation which:
1.
Maximizes energy
efficiency and
conservation and
considers the mitigating
effects of vegetation; and
g) Maximize vegetation
within settlement areas,
where feasible.
2.1.1 – Natural features
and areas shall be
protected for the long
term.
2.1.4 – Development and
Site Alteration shall not
be permitted in:
a) Significant wetlands
in Ecoregions 5E, 6E and
7E
2.1.5 – Development and
Site Alteration shall not
be permitted in:
b) significant
woodlands in Ecoregions
6E and 7E

that the open courtyard will assist with natural
passive solar heating and lighting.
The vegetation within the environmentally
protected portion of the site is remaining intact.
There is some tree retention within the
developable area. The site is required to achieve
a minimum of 30% landscaped open space and
will be subject to a comprehensive landscaping
regime through the site plan application. Tree
compensation will be secured for this
development in accordance with the Tree ByLaw.

The Natural Heritage Evaluation Report
submitted with the application concludes that the
proposed development will not result in any
negative impacts to the natural heritage features
of the site.
All development for this proposal would be
setback at least 15 metres from the edge of the
wetland.

The Natural Heritage Evaluation Report indicates
that field work has confirmed that there are no
significant woodlands on the subject lands and
that the valleyland should not be considered as
significant. Development will still be outside of the
valleyland.
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c)
significant
valleylands in Ecoregions
6E and 7E
unless it has been
demonstrated that there
will be no negative
impacts on the natural
features or their
ecological functions.
2.1.6 - Development and
site alteration shall not be
permitted in Fish Habitat
except in accordance
with provincial and
federal requirements.
2.1.7 - Development and
site alteration shall not be
permitted in habitat of
endangered species and
threatened species,
except in accordance
with provincial and
federal requirements.
2.6.2 – Development and
site alteration shall not be
permitted on lands
containing archaeological
resources or areas of
archaeological potential
unless significant
archaeological resources
have been conserved.
3.1.1 – development shall
generally be directed to
areas outside of
c)
Hazardous lands
adjacent to the shorelines
of the Great Lakes – St.
Lawrence River System
and large inland lakes.
3.1.2 – Development and
site alteration shall not be

The Natural Heritage Evaluation Report notes
that there will be no development within fish
habitat.

The Natural Heritage Evaluation Report affirms
that no significant endangered or threatened
species were found or expected through field
work

The application has included the completion of a
Stage 1, Stage 2 and Stage 3 Archaeological
Assessment. A pre-contact archaeological site
was identified and conserved through removal
from the site. The Ministry of Tourism, Culture
and Sport is satisfied that archaeological matters
have been satisfactorily addressed for the site.
The proposed development will be setback a
minimum of 15 metres from the watercourse, as
required by the zoning by-law and the CRCA.

The proposed development will be located
outside of the regulatory floodplain for the site as
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permitted within
c)
Areas that would be
rendered inaccessible to
people and vehicles
during times of flooding
hazards, erosion hazards
and/or dynamic beach
hazards, unless it has
been demonstrated that
the site has safe access
appropriate for the nature
of the development and
the natural hazard; and
d) A floodway
regardless of whether the
area of inundation
contains high points of
land not subject to
flooding.

determined by the CRCA.
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Sustainable Development 2.1.1 –
Urban Areas – Focus of Growth
Most growth will occur within the
Urban Boundary, shown on
Schedule 2, where development
will be directed to achieve greater
sustainability through:

Conforms with the Policy
The proposed development represents an
appropriate density with respect to its
context and the Plan’s goal of supporting
residential intensification in a location that
is conducive to the use of alternate modes
of transportation, including walking, cycling
and public transit. The proposal would also
a. appropriate (minimum) densities; make efficient use of existing infrastructure
and public amenities.
b. land use patterns that foster
transit and active transportation;
g. maximized use of investments in
infrastructure and public
amenities;
2.2.4 – Urban Boundary - The
Urban Boundary shown by the
dashed line on Schedule 2 has
been established to recognize the
substantially built up areas of the
City where major sewer, water and
transportation infrastructure has
been planned. The land within the
Urban Boundary will be the focus
of growth and development in the
City and contains sufficient land to
accommodate the projected growth
for a planning horizon of 2036. The
Area Specific Phasing area within
the Urban Boundary is subject to
site-specific urban growth
management policies. The Special
Planning Area sites are also within
the Urban Boundary and are now
committed to a substantial land
use but could accommodate future
growth.
2.2.6 – Business Districts
Business Districts are primarily
intended to accommodate

The proposal is consistent with this policy
in that it is proposing residential
intensification within the urban boundary in
a location where existing servicing and
transportation infrastructure exists and can
accommodate the proposed density of
development.

The site is located within a Business
District as per Schedule 2 – City Structure.
Business District is one of the broad

168

Exhibit H
Report Number PC-20-003

Demonstration of How the Proposal Conforms to the
Official Plan
employment opportunities. These
include General Industrial and
Business Park Industrial
designations, as well as the Waste
Management Industrial designation
and limited retail and service
commercial uses that serve
business activities. The Norman
Rogers Airport is also recognized
as being in a Business District
under an Airport designation.
Regional Commercial uses and
some specialized quasicommercial uses will be limited to
the permitted uses for the specific
designations, as described in
Section 3.
2.3.1 Growth Focus - The focus of
the City’s growth will be within the
Urban Boundary, shown on
Schedule 2, where adequate urban
services exist, or can be more
efficiently extended in an orderly
and phased manner, as
established by this Plan.
Kingston’s Water Master Plan and
Sewer Master Plan will guide the
implementation of the
infrastructure planning.
2.3.2 – Intensification

structural elements of the Plan that is
intended to remain intact through the life of
the Plan. While residential uses are not
listed as a component of a Business
District, the underlying land use designation
of the area of the site that is proposed to be
developed has been determined to be
Residential. The proposed development is
consistent with the policies of the
Residential Land Use designation.

The proposed development is in a location
where that Plan intended the City to grow
through residential intensification, as it is
located within the urban boundary and has
available servicing.

The addition of 178 residential units on this
underutilized site within the urban boundary
In 2013, residential density within
is consistent with the objectives outlined in
the City’s Urban Boundary was
25.7 units per net hectare. The City this policy.
intends to increase the overall net
residential and non-residential
density within the Urban Boundary
through compatible and
complementary intensification, the
development of under-utilized
properties and brownfield sites,
and through the implementation of
area specific policy directives tied
to Secondary Planning Areas and
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Specific Policy Areas, as illustrated
in Schedule 13.
2.4.1 - The City supports
sustainable development of a
compact, efficient, urban area with
a mix of land uses and residential
unit densities that optimize the
efficient use of land in order to:
a. reduce infrastructure and public
facility costs;

The proposed development makes use of
existing infrastructure, supports active
transportation and public transit, which in
turn should reduce the reliance on private
vehicles, energy consumption and
greenhouse gas emissions. The natural
resources of the site, such as the wetland
are being protected through the proposed
development.

b. reduce energy consumption and
greenhouse gas emissions;
c. support active transportation
and viable public transit;
d. conserve agriculture and natural
resources within the City; and
e. reduce reliance on private
vehicles.
2.4.4 – Minimum Residential
Density
It is the intent of this Plan to
achieve an increase in the City’s
minimum net urban residential
densities through the following
policies and minimum density
targets:
d. for peripheral areas of
neighbourhoods located within the
existing built up residential areas,
higher densities are permitted
subject to the Land Use
Compatibility Principles of Section
2.7 and the Stable Areas and
Areas in Transition policies of
Section 2.6 of this Plan.
2.4.5 – Intensification Targets

The proposal consists of a high density
residential use that is located on the edge
of an established residential
neighbourhood. The context of the site and
the proposed building setbacks ensure land
use compatibility and lack of impacts on the
existing stable neighbourhood

The proposed development is a residential
intensification project that will assist in

170

Exhibit H
Report Number PC-20-003

Demonstration of How the Proposal Conforms to the
Official Plan
The City has established the
following minimum targets for
intensification to occur within the
Urban Boundary.

achieving this target.

a. It is the intent of the City that 40
percent (%) of new residential
development occur through
intensification.
2.4.6. – Order of Development
Urban development within the City
will proceed in a planned and
orderly manner. The Order of
Development will be as follows:

The proposal fits the criteria as having the
first priority for development in that the site
is underutilized, is located within the urban
boundary and has access to existing
services for water and sanitary that is
capable of handling the density of the
development.

a. lands located within the Urban
Boundary that have servicing
capacity currently in place,
including infill opportunities,
brownfield sites and other
vacant or under-utilized
properties have the first priority
for development;
2.6.1 – Stable Areas - It is the
intent of this Plan to promote
development and adaptive re-use
opportunities in areas where
change is desired while protecting
stable areas from incompatible
development or types of
development and rates of change
that may be destabilizing.
2.6.3 – Stable Areas - Stable areas
will be protected from development
that is not intended by this Plan
and is not compatible with built
heritage resources or with the
prevailing pattern of development
in terms of density, activity level, or
type of use.

The site is located at the edge of an
established residential neighbourhood.
Other uses that surround the site are a
place of worship, a medical office, the CN
Rail Main Line and a watercourse. Given
this context and the proposed setback of
the apartment building from the rear
property lines of the residential lots on
Boxwood Street, this development site
presents an opportunity for change on an
underutilized site in a manner that will
preserve the established characteristics of
the adjacent stable area.
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2.7.1 - Development and/or land
use change must demonstrate that
the resultant form, function and
use of land are compatible with
surrounding land uses.
2.7.2 - The demonstration of
compatible development and land
use change must consider the
potential for adverse effects and
matters that have the potential to
negatively impact the character,
planned function and/or ecological
integrity of an area, and the health
and safety of humans. Where there
exists a potential for negative
impacts, a land use compatibility
study, focused specifically on the
identified land use compatibility
matters, will be required.
2.7.3 – Land Use Compatibility
Matters

Through a review of the development under
Sections 2.7.3 and 2.7.6 below, staff have
concluded that the proposed development
meets the Plan’s definition for compatible
development.

c. increased levels of light
pollution, noise, odour, dust or
vibration;

The application included the provision of a
Traffic Impact Study, which concluded that
the development will produce a minimum
quantity of additional traffic flows. The
submitted natural heritage reports have
concluded that as the proposed
development will be setback from the edge
of the creek and wetland, it will not have a
negative impact on the natural features of
the site. The servicing report concluded
that the proposed density of development
can be sufficiently serviced existing
infrastructure available to the site without

The proposed multi-unit building and the
proposed townhouses are sufficiently set
back from residential properties to ensure
The land use compatibility matters
no negative impacts from a shadowing or
to be considered under Section
overlook perspective. The development has
2.7.2 include, but are not limited to:
been the subject of a noise study and will
be required to achieve an approved lighting
a. shadowing;
plan as part of site plan control. No
negative impacts are expected from the
b. loss of privacy due to intrusive
development with respect to wind speed.
overlook;

d. increased and uncomfortable
wind speed;
e. increased level of traffic that
can disrupt the intended
function or amenity of a use or
area or cause a decrease in the
functionality of active
transportation or transit;
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f. environmental damage or
degradation;

overburdening the water and sanitary
systems.

g. diminished service levels
because social or physical
infrastructure necessary to
support a use or area are
overloaded;

Setbacks have been implemented in the
zone change to provide separation
between the proposed development and
existing residential properties, thereby
ensuring a continuation of existing
residents being able to enjoy their
properties. There are no protected cultural
heritage resources or significant views on
or adjacent to the site.

h. reduction in the ability to enjoy
a property, or the normal
amenity associated with it,
including safety and access,
outdoor areas, heritage or
setting;
i. visual intrusion that disrupts the
streetscape or buildings;
j. degradation of cultural heritage
resources;
k. architectural incompatibility in
terms of scale, style, massing
and colour; or,
l. the loss or impairment of
significant views of cultural
heritage resources and natural
features and areas to residents.

Building setbacks have been carefully
considered and proposed to address the
proposed increase in height. The built form
currently proposed for the site is not
anticipated to be architecturally
incompatible its surroundings. The stacked
townhouses are expected to provide an
effective transition from the apartment
building. Through site plan control the style
and colour of the built form will be reviewed
to ensure that it is complementary to the
existing neighbourhood and is consistent
with the City’s Design Guidelines for
Residential Lots.

The scale and massing of the proposed
development is expected to provide for an
Only development proposals that
appropriate transition between the
meet the long-term needs of the
residential neighbourhood and the
intended users or occupants will be commercial and employment built form to
supported. Proponents, whether
the east. The site is required to achieve
developing individual buildings on
30% landscaped open space and the
a single site, or multiple buildings
overall landscaping strategy for this
being built at one time or phased
development is being reviewed through site
over time, will be required to
plan control.
demonstrate to the satisfaction of
the City that the functional needs
The current proposal includes a request to
of the occupants or users will be
increase the density of the site, however lot
2.7.6 – Functional Needs
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met by providing:
a. suitable scale, massing and
density in relation to existing
built fabric;
b. appropriate landscaping that
meets or improves the
characteristic green space
amenity of the site and
surroundings and enhances the
City’s tree planting program;
c. adequate land area and
appropriate site configuration or
provision for land assembly, as
required;

coverage is proposed to decrease. Staff
are satisfied that there is sufficient land
area to achieve the required zoning
standards for this development and that the
proposal is an appropriate infill project on
underutilized land.
The site is adjacent to local public transit
service that offers east and west
connections to express transit.
The safety and functionality of the
proposed site amenities such as access,
pedestrian connectivity, amenity areas,
building entry and vehicular and bicycle
parking are being reviewed as part of the
site plan control application.

d. efficient use of municipal
services, including transit;
e. appropriate infill of vacant or
under-utilized land; and,
f. clearly defined and safe:
 site access;
 pedestrian access to the
building and parking spaces;
 amenity areas;
 building entry; and,
 parking and secure and
appropriate bicycle facilities.
2.8.5 – Stormwater Management
Stormwater runoff will be managed
on site where feasible, and runoff
may be required to be stored,
treated and directed away from the
natural heritage system. Its

The stormwater management report
indicates that appropriate measures for pre
equals post quantity control and quality
control of stormwater will be implemented
through the proposed development. The
site plan control agreement will include a
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quantity will be required to be
controlled to prevent impact on
downstream areas. Stormwater
connections are not permitted in
areas where combined sewer
infrastructure exists in the City.

clause that requires the owner to adhere to
the stormwater management system that is
detailed in the report.

2.10.2 Natural Hazards It is the
intent of this Plan to protect public
health and safety by generally
directing development away from
natural hazards.
3.3.1 – Permitted Uses The
predominant use of land in a
Residential designation will be for
various forms of housing.
Community facilities are permitted
in accordance with Section 3.2.

Development will be excluded from the
regulatory floodplain of the adjacent
watercourse.

The proposal includes the addition of 178
residential units to the site, which is
consistent with the permitted uses in the
Residential land use designation.

The proposal consists of a request to
create residential infill on the edge of a
stable neighbourhood. This edge condition,
Within existing stable residential
areas, applications for infill must be combined with the proposed setbacks
results in the higher density land use being
located and organized to fit with
suitable for this location and compatible
neighbouring properties, including
within its context. There are no cultural
cultural heritage resources, and
heritage resources on or adjacent to the
must satisfactorily address the
site and staff have received confirmation
following criteria:
that adequate services can be provided.
a. confirmation that adequate
municipal services can be
provided;
3.3.7 – Infill

b. demonstrated suitability of
dwelling type, lot size, building
height and massing, building
materials, and exterior design;
and
c. demonstrated ability to achieve
compatible use and
development of the property
taking into account the policies
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of Section 2.7.
3.3.8 – Intensification – In fully
serviced areas, intensification
through moderate increases in
building height or density, and
gradual transition to more intense
forms of housing may be approved
at the edge of neighbourhoods,
adjacent to transit routes,
community facilities, significant
areas of open space, or adjacent
to mixed use Centres and
Corridors identified on Schedule 2
3.3.C.1 - Density High density
residential land uses primarily
include apartments and mixed use
buildings with commercial on the
ground floor and a residential
density of 75 units per net hectare
or more, unless an approved
secondary plan establishes other
provisions.
3.3.C.2 – Built Form The density
of a residential use is a function of
the number of units per net hectare
and is not always indicative of built
form. Proposals for new high
density residential that are not in
keeping with the established built
form of adjacent development must
demonstrate compatibility with
regard to both land use and built
form considerations in accordance
with the policies of Section 2.7 and
Section 8.
3.3.C.3 – Locational Criteria In
order to assess new high density
residential projects, the applicant
must provide an analysis through a
planning justification report. The
analysis must address the location

The proposed development would
implement a gradual transition to a more
intense form of housing at the edge of an
established neighbourhood. It is adjacent to
transit routes, community facilities and
open space.

The proposed 158 unit apartment building
and 18 unit stacked townhouse on the
subject site results in a proposed density of
93 units per net hectare, which fits in the
high density residential land use category
of the Plan.

The proposed high density residential
development serves as a transition from
the prevailing built form of the established
neighbourhood. Through the analysis
presented in Report PC-20-003, staff are
satisfied that it is consistent with the land
use and built form considerations of
Sections 2.7 and 8.
The site is required to generally meet the
high density residential land use locational
criteria. It is on the periphery of a low
density residential neighbourhood and is in
proximity to commercial amenities. The OP
identifies Development Drive as a local
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of the project. Generally, high
density residential projects will be
located:
a. on the periphery of a low or
medium density residential
neighbourhood

road, however anecdotally, it appears to
operate as a collector road for the
neighbourhood and surrounding
employment uses. Development Drive is
serviced by public transit. The site is in
proximity to open space.

b. adjacent to, or in proximity to
commercial areas;
c. on an arterial or collector road
designed for public transit, and,
d. in proximity to parkland or open
space
3.9.2 – “Ribbon of Life” Increasingly, the benefits of
shoreline protection and revegetation to protect all
waterbodies are recognized. Public
and private agencies, as well as
residents, are encouraged to
protect this “ribbon of life” along
the waterfront. New development
must be set back a minimum of 30
metres from all waterbodies, and
this “ribbon of life” area must be
maintained with non-disturbance of
soils and vegetation. In some
cases, the area may be revegetated in order to protect the
quality of the waterbody. The
cutting or removal of trees, shrubs
or groundcover is not permitted
within the “ribbon of life”, except for
the removal of dead or diseased
trees, debris or noxious plants,
where a narrow corridor is required
for access between a dwelling and
the shoreline, or for the provision
of pathways and trails, as shown
on Schedule 5 and in accordance
with the policies of this Plan.

The CRCA provided technical comments
on the proposed zoning by-law amendment
and through the comments provided, they
remain satisfied with the proposed
setbacks and the arrangement of zones for
the property (R4-38, proposed R4-45, OS
and OS-19 and EPA-2). The development
will adhere to a minimum setback of 6
metres from the 1:100 year floodplain, a
minimum wetland setback and a minimum
setback from the toe of the slope. These
setbacks were established through an
Environmental Impact Assessment
submitted for the 2013 zoning amendment
application and were reaffirmed though an
Environmental Addendum letter provided
for the subject application. The CRCA is
satisfied that the proposed development
setbacks and the existence of the open
space and EPA zones on the property will
protect the natural features of the site and
will provide for sufficient protection of the
subject portion of the west branch of the
Little Cataraqui Creek.
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4.1.1 – New Development - New
development will proceed only if
the City is satisfied that adequate
services, roads, and utilities are
available, or can be made
available, to serve the proposal
adequately. In determining the
adequacy of servicing, utility
systems, or the transportation
system, the City will consider not
only the proposal, but also the
potential for development that
exists in the same service area.

The technical review of the application has
confirmed that adequate services, roads
and utilities are available and would service
the proposal adequately.

4.3.1 – Purpose Stormwater
management techniques must be
used in the design and
construction of all new
development to control both the
quantity and quality of stormwater
runoff. The degree of control will
depend on the conditions in the
downstream receiving water
bodies. This is to minimize the
negative impacts of development
on the downstream receiving water
bodies, the aquatic environment,
and fish habitat.

The stormwatrer management system
designed for the proposed development is
required to ensure that post development
flows do not exceed pre development
flows. Given the adjacent sensitive
environmental features, quality control for
stormwater runoff is required for the site.

4.6.11 – Traffic Impact Study
Requirements
The City may require the
proponent of any development to
prepare a traffic impact analysis or
a transportation study to the
satisfaction of the City to address
the requirements of Sections 4.6.1
through 4.6.10, and to assess the
influence of development on active
transportation movement, vehicular
flows and traffic volumes, and
transportation demand
management. Any such analyses
will assess the impact of the

The applicant has completed a Traffic
Impact Study (TIS) to the satisfaction of
staff. The report concludes that the
estimated trip generation of the proposed
development will have a negligible effect on
Development Drive traffic flows, including
pedestrians and cyclists.
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proposal on the roadways and, if
needed, will recommend
improvements necessary to
accommodate the proposal, to
discourage excessive through
traffic, provide traffic calming
measures, and maintain
satisfactory service levels for all
modes of transportation on public
streets.
5.5 Regulatory Floodplain
New development and site
alteration in the regulatory
floodplain is prohibited, except
those uses that by their nature
must be located within the
regulatory floodplain. Areas that
may be subject to flooding hazards
are illustrated in Schedule 11-A
Constraint Mapping. The City will
work with the Cataraqui Region
Conservation Authority to identify
and assess new areas that may be
prone to flooding hazards. Periodic
updates to floodplain mapping may
be undertaken in consultation with
the Cataraqui Region Conservation
Authority and any other agency
having jurisdiction without an
amendment to this Plan.
5.6 Erosion Hazard
New development and site
alteration must be located outside
areas that are susceptible to
erosion hazards, described as
including the sum of:

The application submission confirms that
development will be kept out of the
regulatory floodplain of the creek.

The application submission confirms that
development will be kept out of the erosion
hazard located on the eastern portion of the
site.

a. an amount for toe erosion or the
erosion that takes place at the
bottom of a slope;
b. stable slope which can vary from
1:1 for bedrock shorelines to 3:1
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for all other situations;
c. an erosion access allowance of
a minimum of 6 metres from the
top of the stable slope or 10
metres from the top of the bank,
whichever is greater; and,
For the Lake Ontario and St.
Lawrence River shorelines, stable
slope and erosion access
allowances will be defined through
consultation with the Conservation
Authority.
6.1.1 – Intent
The City will protect and
encourage the stewardship and
restoration of the natural heritage
system identified on Schedules 7
and 8 by directing development
away from natural heritage
features and areas. Further, land
use and development within the
adjacent lands to natural heritage
features and areas will be
regulated by the City to protect the
ecological function of the natural
heritage system. Environmental
impact assessments may be
required to demonstrate that
development and land use change
will not result in negative impacts.
6.1.2 – Natural Heritage “A”
Features and Areas

Development is not occurring within the
natural heritage features of the site.
Setbacks from the wetland and creek have
been established through
recommendations from the applicant’s
natural heritage consultant and have been
reviewed to the satisfaction of the
Municipality and the CRCA. These
setbacks implement a buffer to support the
ecological functions of the protected
features

Development is excluded from areas of fish
habitat.

Areas identified as Natural
Heritage “A” on Schedule 7 are
designated Environmental
Protection Area on Land Use
Schedule 3 and the Land Use
Schedules of the secondary plans
in Section 10. In these areas,
development or site alteration will
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not be permitted unless the feature
or area is solely associated with a
local area of natural and scientific
interest, a locally significant
wetland, or a riparian corridor, in
which case consideration may be
given to new mineral mining
operations or mineral aggregate
operations and access to minerals
or mineral aggregate resources,
subject to compliance with
provincial and federal
requirements.
Natural Heritage “A” features
include the following:
 areas of natural and scientific
interest (ANSIs);
 fish habitat;
 provincially significant wetlands,
significant coastal wetlands and
locally significant wetlands;
 Snake and Salmon Islands,
located in Lake Ontario, as
shown in Schedule 3-A;
 rivers, streams and small inland
lake systems; and,
 riparian corridors.
6.1.3 – Natural Heritage “B”
Features and Areas
Areas identified as Natural
Heritage “B” on Schedule 8 will be
treated as an overlay to land use
designations on Schedule 3 and
the land use designations of the
secondary plans in Section 10. In

Development is excluded from the wetland.
The woodland and valleyland were
determined not to be significant.
Nevertheless, development will not occur
within the valleyland and no vegetation is
being removed from the natural heritage
portion of the site.
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these areas, development and site
alteration will not be permitted
unless it has been demonstrated
that there will be no negative
impacts on the natural heritage
features or areas or ecological
functions. Natural Heritage “B”
features include:
 significant woodlands;
 significant valleylands;
 significant wildlife habitat;
 unevaluated wetlands and
coastal wetlands; and,
 linkages and corridors.
6.1.5 – Species at Risk
Development and site alteration
will not be permitted in fish habitat
or habitat of aquatic species at
risk, except in accordance with
provincial and federal
requirements.

The environmental fieldwork determined
that there are no species of risk related to
this application.

Development and site alteration
will not be permitted adjacent to
the habitat of aquatic species at
risk unless an environmental
impact assessment demonstrates
that there will be no negative
impacts on natural heritage
features and areas or ecological
functions, and that Species At Risk
Act (SARA) and Endangered
Species Act (ESA) provisions have
been addressed. The
environmental impact assessment
must be completed in consultation
with Fisheries and Oceans
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Canada. They will also provide
guidance on how projects must be
carried out to remain in compliance
with the SARA (i.e., by modifying
the project to avoid impact,
development of appropriate
mitigation, or acquiring a SARA
permit to carry out the activities).
The Ministry of Natural Resources
and Forestry will provide guidance
on how projects must be carried
out to remain in compliance with
the ESA.
6.1.8 – Adjacent Lands
The Province of Ontario’s “Natural
Heritage Reference Manual,” as
amended from time to time,
specifies the adjacent lands for
each category of natural heritage
features and areas.
Development and site alteration
are not permitted on adjacent
lands to Natural Heritage “A” or “B”
features shown on Schedules 7
and 8 respectively, unless it has
been demonstrated that there will
be no negative impacts on the
natural heritage features and areas
or on their ecological functions. In
the review of any development or
site alteration, an environmental
impact assessment will be required
as follows, unless otherwise
directed by the City in consultation
with the Cataraqui Region
Conservation Authority:

The natural heritage analysis for this
proposal has recommended site-specific
setbacks from the watercourse and the
wetland. The applicant, CRCA and City
staff are all satisfied that an appropriate
developable area has been defined for this
site and that development within the
specified envelope will not negatively
impact the natural heritage features of the
overall site.

a. within 120 metres of a
provincially significant wetland,
significant coastal wetlands and
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other coastal wetlands;
b. within 50 metres of locally
significant wetlands;
c. within 120 metres of fish habitat;
d. within 120 metres of significant
woodlands;
e. within 120 metres of significant
valleylands;
f. within 120 metres of areas of
natural and scientific interest –
life science;
g. within 50 metres of areas of
natural and scientific interest –
earth science;
h. within 120 metres of significant
wildlife habitat;
i. within 120 metres of the habitat
of endangered species and
threatened species, in
accordance with the
Endangered Species Act, and
as tracked by the Ministry of
Natural Resources and Forestry
“Natural Heritage Information
Centre”; and
j. within 120 metres of habitat of
aquatic species at risk, in
accordance with the Species At
Risk Act and as tracked by the
Federal Department of Fisheries
and Oceans.
7.4.2 – Conservation of
Archaeological Resources
The City will permit development
and site alteration on lands

Stage 1, Stage 2 and Stage 3
Archaeological Assessments have been
completed for the subject lands. A precontact archeological site was identified
and registered on the site. The licensed
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containing archaeological
resources or areas of
archaeological potential if the
significant archaeological
resources have been conserved. In
general, preservation of the
resources “in situ” is the preferred
method, but in some cases the
conservation can occur by removal
and documentation. Where
significant archaeological
resources are preserved “in situ”,
only development and site
alteration that maintains the
heritage integrity of the site is
permitted.

archaeologist is required to consult with the
appropriate First Nations Communities. The
registered archaeological site was
conserved through removal. The Ministry of
Tourism Culture and Sport have provided
written concurrence with the archeologist’s
recommendation that the site should be
subject to conditions around accidental
discovery but should be considered
generally as being free from concern with
respect to archeological potential.

The investigation and conservation
of archaeological resources shall
be completed in consultation with
all appropriate First Nations, Métis
and Inuit communities.
40T

40T

8.3 - Guiding Principles for
Development of Residential Lots
The Design Guidelines for
Residential Lots establish the
following guiding principles that
should be used to ensure new
residential development is
integrated into the existing built
fabric, and is conducive to active
transportation:
a. protect and preserve stable
residential communities (in
accordance with Section 2.6 of
this Plan);

40T

The proposal is consistent with this policy
in the development strikes an appropriate
balance by achieving compact contextsensitive residential intensification that
contributes to the mix of housing in the
area on a peripheral location that maintains
protection for the adjacent stable
neighbourhood. Opportunities for the use of
public transit and active transportation by
the residents within 178 new dwelling units
using existing infrastructure and the
protection of natural heritage features
contribute to the environmental
sustainability of the development.

b. foster developments that are
context appropriate;
c. foster attractive developments
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which add to the existing sense
of place;
d. provide a variety of housing
types;
e. ensure compact, accessible
mixed-use development;
f. encourage environmentally
sustainable development; and,
g. integrate and highlight cultural
heritage resources.
8.4 – Accessibility & Safety
Through the review of
development proposals,
construction of public works, or the
preparation and approval of area
plans, the City will promote the
provision of barrier-free access
and safety by:

The interior and exterior of the buildings
with be required to meet AODA standards.
Safety features and barrier free
requirements are being reviewed as part of
the site plan control application and future
building permit applications.

a. providing for age-friendly needs
and the requirements of people
with disabilities, and others
requiring access supports
through improved amenities
such as parking, benches, and
washrooms, clear signage,
visual or auditory indicators, and
other means as appropriate;
b. improving public security
through enhanced lighting,
visibility of public areas,
provision of entrance locations
in well-traveled areas, and ease
of access for emergency
personnel or vehicles;
c. clearly defining building
entrances and avoiding designs
that would create areas that are
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hidden from public view and
thus potentially available for
criminal activity;
d. arranging public uses and
amenities within a convenient
walking distance;
e. providing adequate walkway
widths, visually permeable
materials and structures, and
landscaping elements that do
not obstruct sightlines in the
design of streetscapes,
transportation facilities, or public
buildings and places; and,
f. promoting safe environments by
applying Crime Prevention
Through Environmental Design
(CPTED) concepts and
principles in the design of
buildings, site layout and
landscaping of development
sites.
9.2.4 – Boundaries
Boundaries of land use
designations as shown on
Schedules 3-A, 3-B, and 3-C are
considered approximate, except
where delineated by a defined
secondary plan, a site specific
policy, or where they coincide with
fixed distinguishable features such
as property lot lines, roads, rail
lines, waterbodies, utility corridors,
or other distinctive physical
features. The boundaries of land
use designations will be further
defined through a review of:
existing zoning by-laws; prevailing
lot depths; lot patterns; orientation
of lot frontages; and, land use

Based on the land Use mapping of
Schedule 3-A of the Official Plan, a portion
of the developable area is located within
the EPA designation. The site has
undergone a detailed technical analysis to
confirm the extent of natural hazard and
natural heritage features that exist on the
site and what the appropriate minimum
setbacks should be in order to protect the
features and their associated ecological
functions. As a result, it is necessary for
staff to apply this policy to the site, affirming
that the boundary of the EPA land use
designation is outside of the development
envelope. This has received concurrence
from the CRCA. As a result of the detailed
technical review and mapping of the natural
heritage features of the site, there is
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patterns. Where deemed
sufficient information to adjust the EPA
appropriate by the City, boundaries boundary accordingly though a future
may be confirmed on the basis of a administrative amendment to the Plan.
site inspection and the
concurrence of agencies and
authorities with jurisdiction such as
the Cataraqui Region Conservation
Authority and the Ministry of
Natural Resources and Forestry.
9.5.9 – Planning
Committee/Council Considerations
When considering an application to
amend the zoning by-law, the
Planning Committee and Council
will have regard to such matters
as:
a. conformity of the proposal with
the intent of the Official Plan
policies and schedules;
b. compatibility of the proposal with
existing uses and zones,
sensitive uses, the natural
heritage system, cultural heritage
resources, and compatibility with
future planned uses in
accordance with this Plan;
c. compatibility of proposed
buildings or structures with
existing buildings and structures,
with zoning standards of adjacent
sites, with any future planned
standards as provided in this
Plan, and with any urban design
guidelines adopted by the City for
the area;
d. the extent to which the proposal
is warranted in this location and
the extent to which areas zoned

The proposed development is consistent
with the intent of the policies and schedules
of the Official Plan and achieves land use
compatibility with the site’s surroundings.
The Plan directs the type of growth
proposed through the subject application to
a site such as this and therefore it can be
considered to be warranted in this location.
The proposal meets key zoning standards
such as parking, amenity space and
landscaped open space.
The proposed density is 93 units per net
hectare, which is on the low to mid end of
the high density residential land use
spectrum. The density and unit types will
contribute to the mix of housing options
available in the Bayridge neighbourhood.
The technical review of the application
confirms that there will not be any negative
impacts on municipal infrastructure and
traffic.
The technical review has addressed all
staff and agency comments and the public
comments received as of the date of the
finalization of this report have been
addressed within the body of report.
The proposal is site-specific in nature and
has been thoroughly demonstrated to meet
all of the criteria and checks and balances
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for the proposed use are
available for development;

within the policy framework of the Plan and
is therefore not expected to create a
precedent.

e. the suitability of the site for the
proposal, including its ability to
meet all required standards of
loading, parking, open space or
amenity areas;
f. the suitability of the density
relative to the neighbourhood
and/or district, in terms of units
per hectare, bedrooms per
hectare, floor space index, and/or
employees per hectare, as
applicable;
g. the impact on municipal
infrastructure, services and
traffic;
h. comments and submissions of
staff, agencies and the public;
and,
i. the degree to which the proposal
creates a precedent.
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Lambert,Lindsay
From:
Sent:
To:
Subject:

Katherine Sant <
>
Friday, December 21, 2018 5:17 PM
Sands,Jason
Re: City File Number: D14-034-2018 Location: 809 & 847 Development Drive

Thank you for getting back to us so quickly.
Friday, January 4th, would probably be a better day for us as we will have guests over New Years.
Regards,
Katherine Sant

From: Sands,Jason <jwsands@cityofkingston.ca>
Sent: December 21, 2018 4:15 PM
To: 'Katherine Sant'
Subject: RE: City File Number: D14‐034‐2018 Location: 809 & 847 Development Drive

Hello,
No approvals have been granted to date, therefore I believe meeting after the holidays would suffice.
I have availability in my schedule on Thursday (January 3rd) and Friday (January 4th). Do you have
availability in your schedule to meet here at 1211 John Counter Boulevard on either of those days to
discuss the proposal?
Happy holidays.
Jason Sands, MPl. MCIP. RPP
Senior Planner
Planning, Building & Licensing Services
City of Kingston
1211 John Counter Boulevard
216 Ontario Street Kingston, ON K7L 2Z3
613 546-4291 Extension 3277
jwsands@cityofkingston.ca

From: Katherine Sant [
]
Sent: Friday, December 21, 2018 2:27 PM
To: Sands,Jason
Subject: City File Number: D14-034-2018 Location: 809 & 847 Development Drive

Dear Mr. Sands,
1
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We would like to request an appointment with you regarding the above application.
We are the owners of 321 Boxwood Street and have questions and concerns about the construction planned
for 847 Development Drive and how it will affect our privacy and quality of life.
We feel this is somewhat urgent as there seems to already be some activity started on 809 Development Drive
and we have just now received a public notice. If there is not an urgency in this matter, our meeting can wait
until after the holidays.
Thank you.
Paul and Katherine Sant

This E-mail contains confidential information intended only for the individual or entity named in the message.
If the reader of this message is not the intended recipient, or the agent responsible to deliver it to the intended
recipient, you are hereby notified that any review, dissemination, distribution or copying of this communication
is prohibited. If this communication was received in error, or if you wish to stop receiving communications
from the City of Kingston, please notify us by reply E-mail and delete the original message.
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Lambert,Lindsay
From:
Sent:
To:
Subject:

Kiley,Robert
Wednesday, January 16, 2019 8:10 PM
Sands,Jason
Development Development (Boxwood Backyards)

Hi, Mr. Sands;
Robert Kiley here.
I had the pleasure of meeting with some of my constituents on Boxwood on the weekend (Sunday,
January 13, 2019). They are constructively concerned about the Development on Development: it will
change the view from their backyard significantly.
However, they are respectful and reasonable and have a list of thoughts/questions I hope you can
answer.
I have listed them below and numbered them for clarity and concision (not to be cold). Thank you for
seeing to them.
Kindly,
RK
1. When will we know the lighting plan for the parking lot and buildings? What type of lights will they
be? How high will they be posted? What is the projection radius for these lights?
2. Is it possible to influence the landscaping of the plan? Particularly, can there be at least a buffer of
trees between the Boxwood backyards and the Development Development parking lot? What about a
knoll or other natural feature?
3. What is the schedule for this proposal? When is the public meeting? When is the staff report? Is
there a time before, during, or after this when a petition would be best served to advance certain
causes?
4. Does the correspondence between yourself, Mr. Sands, and the residents of 321 Boxwood count
as official correspondence? If not, what would, such that those in question would be eligible for
participation in an appeal if, heaven forbid, it should get to that stage and they were unable to attend
the public meeting?
5. Can the plan to pile the snow between the development’s parking lot and the Boxwood houses be
moved? If not, is the city aware/ready to accommodate for increased melt/run off in this vicinity?
6. What building material will be used for the buildings, especially the garages? How high will the
various structures be?
7. Why has the requirement for a children’s play area been waived (according to the documents
possessed by the residents of 321 Boxwood)?
Thanks, Jason. Again, I honestly believe there is good intent behind these questions. Those I spoke
1
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with were calm and collected and willing to engage in the process now to avoid potential conflict in
the future. Hoping for an agreeable resolution to some of the questions above.
RK
Robert Kiley
Kingston City Councillor
Trillium District
**
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Lambert,Lindsay
From:
Sent:
To:
Cc:
Subject:

Sands,Jason
Thursday, January 17, 2019 12:03 PM
Kiley,Robert
MacCormick,Laura
RE: Development Development (Boxwood Backyards)

Hello Councillor Kiley,
Thank you for summarizing the key concerns / questions of residents as it relates to the proposed
development at 809 Development Drive. To date, I have met with 2 residents who reside on Boxwood
Street who expressed interest in the project and were seeking some modifications as a result of their
close proximity.
With respect to the specific questions, please review staffs responses below:
1. An illumination plan is a requirement of Site Plan Control as opposed to the Zoning By-law
Amendment application that is currently subject to technical review. Once the formal Site Plan
Control application is submitted / received and publically visible in DASH, the public will have
the opportunity to review all details related to on-site lighting.
2. Landscaping adjacent to the rear yards of the properties fronting Boxwood Street and the
proposed surface parking lot on the lands known municipally as 847 Development Drive was
the focus of previous conversations with members of the public. Yes - through the Site Plan
Control application, details including landscaping, grading, fencing etc. will be reviewed and
incorporated with the Site Plan submission.
3. To date, the ZBA has been deemed complete however the statutory Public Meeting has not
been scheduled. Additional detail / clarification regarding the proposed Zoning By-law
Amendment is required from the applicant prior to staff authoring a Public Meeting report and
scheduling the statutory meeting at Planning Committee. I would recommend that a ‘petition’ or
public comments be provided through the Zoning Amendment process, following the statutory
public meeting. I suggest following the public meeting, because that will offer residents, staff,
Planning Committee members the opportunity to comprehensively review the submitted
material before providing requested changes.
4. Yes, the correspondence received from Katherine & Paul Sant is correspondence that will
accompany the development proposal as it proceeds through the approvals process. It will
complement any staff report / recommendation presented to Planning Committee / Council and
be address within staffs Comprehensive Report. Katherine & Paul Sant’s attendance at the
statutory Public Meeting is not required to maintain their appeal rights regarding the proposed
development.
5. The location for snow storage will be thoroughly reviewed through the Technical Review
process associated with Site Plan Control.
6. Materiality utilized on the buildings is a consideration through Site Plan Control. The height of
the buildings are a consideration through the Zoning By-law Amendment application. The
height of the various buildings will be regulated through the site-specific zoning that results
from the active Zoning By-law Amendment application.
7. Children’s Play Area was previously a requirement in Zoning By-law Number 76-26, as
amended. At the time of the processing of the former Zoning By-law Amendment (D14-0462013), this was a requirement within the Zoning By-law. Through this previous site-specific
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Zoning By-law Amendment, the site-specific residential ‘R4-38’ zone that was approved
amended the general By-law requirements related to Children’s Play Area to a site-specific
standard. Since, the City retained Dillon Consulting limited to complete an Amenity Area
Review and update the applicable Zoning By-law standards accordingly. The resulting
recommendations and ensuing revisions to the 5 City Zoning By-laws updated the Amenity
Area requirements to essentially incorporate Children’s Play Area within the required on-site
Amenity Area and remove the separate requirement for Children’s Play Area. Therefore,
through this ZBA application, the applicant is seeking to revise the site-specific zoning with
respect to Children’s Play Area so that it is consistent with the general Zoning By-law approach
/ standards.
I hope the above provides sufficient detail with respect to the questions / comments posed below.
Should you or any other residents have additional questions / comments, please do not hesitate to
contact me directly. I’ve cc’d Laura MacCormick (Deputy Director of Planning) for her information
related to this application.
Best,
Jason Sands, MPl. MCIP. RPP
Senior Planner
Planning, Building & Licensing Services
City of Kingston
1211 John Counter Boulevard
216 Ontario Street Kingston, ON K7L 2Z3
613 546-4291 Extension 3277
jwsands@cityofkingston.ca

From: Kiley,Robert
Sent: Wednesday, January 16, 2019 8:10 PM
To: Sands,Jason
Subject: Development Development (Boxwood Backyards)

Hi, Mr. Sands;
Robert Kiley here.
I had the pleasure of meeting with some of my constituents on Boxwood on the weekend (Sunday,
January 13, 2019). They are constructively concerned about the Development on Development: it will
change the view from their backyard significantly.
However, they are respectful and reasonable and have a list of thoughts/questions I hope you can
answer.
I have listed them below and numbered them for clarity and concision (not to be cold). Thank you for
seeing to them.
Kindly,
RK
2
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1. When will we know the lighting plan for the parking lot and buildings? What type of lights will they
be? How high will they be posted? What is the projection radius for these lights?
2. Is it possible to influence the landscaping of the plan? Particularly, can there be at least a buffer of
trees between the Boxwood backyards and the Development Development parking lot? What about a
knoll or other natural feature?
3. What is the schedule for this proposal? When is the public meeting? When is the staff report? Is
there a time before, during, or after this when a petition would be best served to advance certain
causes?
4. Does the correspondence between yourself, Mr. Sands, and the residents of 321 Boxwood count
as official correspondence? If not, what would, such that those in question would be eligible for
participation in an appeal if, heaven forbid, it should get to that stage and they were unable to attend
the public meeting?
5. Can the plan to pile the snow between the development’s parking lot and the Boxwood houses be
moved? If not, is the city aware/ready to accommodate for increased melt/run off in this vicinity?
6. What building material will be used for the buildings, especially the garages? Building material How
high will the various structures be?
7. Why has the requirement for a children’s play area been waived (according to the documents
possessed by the residents of 321 Boxwood)?
Thanks, Jason. Again, I honestly believe there is good intent behind these questions. Those I spoke
with were calm and collected and willing to engage in the process now to avoid potential conflict in
the future. Hoping for an agreeable resolution to some of the questions above.
RK
Robert Kiley
Kingston City Councillor
Trillium District
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Lambert,Lindsay
From:
Sent:
To:
Subject:

Justin Gurr
Tuesday, January 22, 2019 11:24 AM
Sands,Jason
City File Number: D-14-034-2018

Hi Jason,
I'm writing in regards to a letter I received about 809 Development Drive. My house is two doors up at 857
Development.
Would I have opportunity to submit a written comment about the proposal? If so, where can I do that?
FWIW, I'm actually a YIMBY who supports the development. In fact, given the parks, schools, and transit
already in the neighbourhood, it could probably have a higher density than proposed. What I would like to
strongly request is that a roundabout (preferred) or an all-way-stop be installed at the intersection of
Development Drive and Truedell Road. This is a pedestrian/school crossing and has transit stops on both sides
of the road. Also, there are a number of dark patches along Development Drive as about a dozen poles are
missing street lights.
Please let me know if I would have an opportunity to provide written feedback. Thanks for your time.
-Justin Gurr
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Lambert,Lindsay
From:
Sent:
To:
Subject:

Justin Gurr
Friday, March 08, 2019 5:24 PM
Sands,Jason
Re: City File Number: D-14-034-2018

Hi Jason,
I received the notice for the March 21st meeting but I am unable to attend.
As a homeowner two houses up from the proposed construction (857 Development Drive), I'd like to offer the
following comments regarding the proposal:
1. This kind of infill should be encouraged within the urban boundary. Having lived in the area for a number of
years, my view is that with intersection improvements the area could support a more dense proposal than this
one. The site is well serviced by transit, parks, and schools. More residents will be a welcome addition to the
neighbourhood.
2. The intersection of Truedell and Development should be turned into a traffic circle or roundabout. If that isn't
feasible, then a four-way stop would be better than the current situation. This is a major school-crossing point as
well as having bus stops on both sides of the road. The traffic coming Westbound (from the commercial area of
Development Drive) can often be travelling at a high speed.
3. Development Drive is a busy road but there are many dark areas along the stretch from Boxwood all the way
to Gardiners. There are many hydro poles along the route that do not have streetlights. Adding street lights to
the existing poles would make the road safer and more inviting for active transportation.
4. Bicycle lanes should be added on Development Drive from Truedell to Gardiners Road. This shouldn't have a
practical impact on parking as street parking along this stretch is already minimal.
5. It would be nice to see access to the proposed townhomes and the existing church moved to the road
extension that is to be created opposite Truedell Road. As I understand it this is to be the main entrance to the
site. Eliminating the driveways on Development Drive close to the intersection would reduce confusion and
improve pedestrian/school-crossing safety.

On Tue, 22 Jan 2019 at 15:45, Sands,Jason <jwsands@cityofkingston.ca> wrote:
Hello Justin,

Thank you for the email as it relates to the active Zoning By-law Amendment application for the
lands known municipally as 809 & 847 Development Drive.
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Any commentary or questions should be directed to myself. I will attach any / all public comments
received related to the Zoning By-law Amendment application to a staff report that is presented to
Planning Committee / Council to ensure it is a part of the public record.

Therefore, any additional comments – please do not hesitate to contact me directly.

Cheers,

Jason Sands, MPl. MCIP. RPP
Senior Planner
Planning, Building & Licensing Services

City of Kingston
1211 John Counter Boulevard
216 Ontario Street Kingston, ON K7L 2Z3
613 546-4291 Extension 3277
jwsands@cityofkingston.ca

From: Justin Gurr [mailto:justingurr@gmail.com]
Sent: Tuesday, January 22, 2019 11:24 AM
To: Sands,Jason
Subject: City File Number: D-14-034-2018

Hi Jason,

I'm writing in regards to a letter I received about 809 Development Drive. My house is two doors up at 857
Development.
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Would I have opportunity to submit a written comment about the proposal? If so, where can I do that?

FWIW, I'm actually a YIMBY who supports the development. In fact, given the parks, schools, and transit
already in the neighbourhood, it could probably have a higher density than proposed. What I would like to
strongly request is that a roundabout (preferred) or an all-way-stop be installed at the intersection of
Development Drive and Truedell Road. This is a pedestrian/school crossing and has transit stops on both sides
of the road. Also, there are a number of dark patches along Development Drive as about a dozen poles are
missing street lights.

Please let me know if I would have an opportunity to provide written feedback. Thanks for your time.

-Justin Gurr

This E-mail contains confidential information intended only for the individual or entity named in the message.
If the reader of this message is not the intended recipient, or the agent responsible to deliver it to the intended
recipient, you are hereby notified that any review, dissemination, distribution or copying of this
communication is prohibited. If this communication was received in error, or if you wish to stop receiving
communications from the City of Kingston, please notify us by reply E-mail and delete the original message.

-Justin Gurr
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Lambert,Lindsay
From:
Sent:
To:
Subject:

Kiley,Robert
Sunday, March 24, 2019 6:24 PM
Sands,Jason
809 Development

Hi, Jason;
With respects to the development on Development: I was very pleased to hear my constituents so
constructively and clearly state their concerns and their hopes for the property, especially Mrs. Sant,
at the Thursday, March 21, 2019 planning committee meeting. I share their sentiments. The project is
acceptable with a few important modifications to the site plan.
I would like to follow up to reiterate these things:
1) That there be a significant berm/buffer between the backyard the Boxwood homes and the parking
lot, hopefully with many trees to beautify the view of the existing homeowners.
2) That the lighting from the parking lot not come into said backyards (another reason why trees are
important).
3) That the garbage facilities move to the front of the property to lessen noise across the property
during collection.
4) That the ditch at the western most periphery of the project be reinforced with more drains and
depth to ensure any runoff be collected.
5) That an adequate fence be erected to protect the property of the Kingdom Hall.
I would also like to state my concerns with:
a) The amount of pavement and it’s contributions to the aforementioned run off. Cllr Neill rightly
pointed to the need for permeable surfaces and Mr. Hargreaves spoke to the Environmentally
Protected Area. It’s important the car chemicals do **not** end up in wetland areas.
b) The size of the tower: at 25 m it is essentially 4X larger than the adjacent bungalows on Boxwood.
Unfortunately, the IBI planner said the area in concern was mainly 2 storey homes. In fact, they are
one storey. Perhaps, the building could be scaled down – not in the number of units but in the
ultimate height.
c) The lack of children’s play space. I do not buy the argument that amenity space indoors is as good
as the green space that should be afforded to kids outdoors. I grew up swimming in the duck pond
across the road from this site and loved trooping through the woods where this new construction will
be. As we are losing the latter, the least we can do is ensure there are some environs for the next
generation to enjoy en plein air.
d) The unknown carbon implications for the tree loss. How much sequestration capacity will this
destroy?
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Thanks for hearing me out. If these issues are addressed, I would be glad to see the project go
through. More infill, in a way that respects the people and places around it, is a step in the right
direction for the city.
Kindly and with thanks for your good work,
RK
Robert Kiley
Kingston City Councillor
Trillium District
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