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Staff Report   

Report To: City Council 

Report From:   Sabine Robart, Intermediate Planner 

Meeting Date:  August 26, 2019 

Report Code: CS-19-107 

Subject:  Recommendation Report Respecting Zoning By-law 
Amendment No. 28 and Site Plan Approval ST2018-016  

 1200 16th Avenue East (API Hotel ) 

Recommendation: 
1. THAT in consideration of Staff Report CS-19-107 from Sabine Robart, 

Intermediate Planner respecting Zoning By-law Amendment No. 28, City 
Council: 

a) Resolves that in consideration of the staff report and recommendations 
and written and oral submissions made at the public meeting held on 
April 1, 2019 and as further described in the minutes of that date, 
Council finds that the applications are consistent with the Provincial 
Policy Statement and the goals and objectives and intent of the City 
Official Plan; and 

b) Approves Zoning By-law Amendment No. 28 to the City’s Zoning By-
law 2010-078 based on the draft provisions outlined in Sec. D1 of Staff 
Report CS-19-107; and 

c) Directs Staff to bring forward a by-law and authorizes the Mayor and 
Clerk to enact a by-law to adopt Amendment No. 28 to the City's 
Zoning By-law No. 2010-078 and give notice in accordance with Sec. 
34 of the Planning Act; and 

d) Directs Staff to bring forward a by-law and authorizes the Mayor and 
Clerk to enact a by-law for the removal of the Holding (“H”) provision 
from the subject lands after the payment of the applicable Capital Cost 
Recovery Charge prorated to 2019 rates ($43,096.49). 

2. THAT in consideration of Staff Report CS-19-107 from Sabine Robart, 
Intermediate Planner respecting Site Plan Approval Application ST2018-
016: 
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a) City Council approve the site plan Saplys Architects Incorporated dated 
July 08, 2019, subject to the conditions outlined in Appendix ‘F’; and,  

b) City Council pass a by-law authorizing the Mayor and Clerk to execute 
a Site Plan Agreement for 1200 16th Avenue East (API Hotel). 

Strategic Initiative: 
 Retain and grow existing local businesses and business opportunities  

 Increase the City’s tax assessment base 

Background & Proposal: 
An application for a Zoning By-law Amendment (ZBA 28) and Site Plan Approval 
(ST2018-016) have been submitted by Legacy Hospitality Management & 
Development Inc. c/o API Development Consultants (API). 

Property Description  
The subject lands are described in the following chart, for location context and 
surrounding land uses please see the Orthophoto in Schedule ‘A’. For the Planning 
Policy context please see the Planning Map in Schedule ‘B’. 

Property Information (Schedule ‘A’) 

Civic Address 1200 16th Avenue East   

Roll No 425904006013000 

Legal Description Park Lot 5, Range 5 EGR Park (RP 16R10545, Part 1) 

Site Frontage Approx. 36 m (118 ft.) 

Site Depth Approx. 122 m (400 ft.) 

Site Area 8,064 m2 (86, 800 ft2) 

Surrounding Land Uses 

North: Vacant (zoned for Retail Commercial uses and 
Long Term Care Facility)   
East: Vacant (proposed Andpet Residential 
Subdivision)   
South: Commercial (Sunlife Plaza) & Institutional 
(Georgian College & East Ridge Community School)  
West: Institutional & Commercial (Seasons 
Retirement Home & Canadian Tire)  

Existing Structures Vacant  
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Property Information (Schedule ‘A’) 

Road Access/Frontage 16th Avenue East (Arterial Road) 

Available Servicing 

Potable Water  
150 mm Ø service lateral connect to 300 mm Ø 
watermain located in the 16th Avenue East road 
allowance  

Wastewater 200 mm Ø service lateral connected to the 250 mm 
Ø collector on 16th Avenue East  wastewater system  

Stormwater  
On-site stormwater management system with an 
outlet to 16th Avenue East storm sewer   

Planning Policy Framework (Schedule ‘B’) 

County of Grey Official 
Plan  Settlement Area  

City of Owen Sound 
Official Plan, 2006  

Schedule ‘A’ - East City Commercial 
Schedule ‘A2’ - East City Commercial within the 
Sydenham Heights Planning Area – Phase 1 

City of Owen Sound 
Zoning By-law  

2010-078, as amended 

Retail Commercial (C2)  
Special Provision 14.79   
Holding Provision (H)  

The Proposal 
The application is proposing the construction of six-storey 100-room hotel, a one-
storey commercial building, and a 131-space shared surface parking lot. The effect 
of the Zoning By-Law Amendment is to modify the site specific zone regulations 
to allow for a number of reduced setback provisions and permit an increased 
height for the hotel. The amendment would also provide for a reduced number of 
required parking spaces on the site. A Holding Provision is also requested to be 
removed from the lands. 

The lands are irregularly shaped (L-shape) and are currently vacant, with 
relatively level, scrubby/treed land across the property. The long portion of the L-
shape runs east / west and the short portion of the L-shape runs north/south. As 
illustrated in the Site Plan (attached as Schedule ‘C’), from east to west, the 
project proposal includes: 

 Construction of a one-storey commercial building (Building B) 
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- The building is proposed to contain six retail type commercial units 
with individual entrances. 

- A row of parking spaces adjacent to the building along the south 
façade including one barrier free parking space. 

- A concrete sidewalk is located along the front of the building and 
connects to existing sidewalk along 16th Avenue East and the hotel to 
the west.  

 Construction of a six-storey hotel (Building A).   

- The hotel is proposed to contain 100 rooms, meeting facilities (four 
rooms) and an outdoor patio. 

- The main entrance to the hotel will be located along the east side of 
the hotel along with a row of parking space including barrier free 
spaces. 

- A row of parking spaces including barrier free spaces will be located 
along the west side of the hotel.   

 An outdoor waste storage area and loading space are located on the west 
side of the commercial building. 

 The hotel and commercial building are each proposed to have one loading 
space each.  

 A row of parking spaces is located along the boundary of the property.  

 Installation of landscaping, amenities and appurtenances to serve the 
proposed use. 

- Fencing is proposed along a portion of the perimeter of the property 
including a wooden board fence on the west boundary and a retaining 
wall and decorative metal fence on the north.   

- A grassed buffer strip is proposed along the southern property 
boundary. 

- Plantings are proposed at the corners of the property and along the 
eastern street frontage and at strategic locations along the hotel 
façade.   

- The proposed plantings include deciduous and coniferous trees and 
shrubs.   

Submission & Process Details 
As part of a complete application, the applicant has submitted the following 
materials for consideration: 
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Submission Item Title Submission Item Detail 

Master Site Plan A-100– Hotel & 
Commercial Building  

Prepared by Saplys Architects 
Incorporated, dated July 8, 2019 

Landscape Plan (L100) & 
Landscape Details (L200) 

Prepared by Strybos Barron King 
Landscape Architecture dated June 14, 
2019 

Elevation – Commercial Building 
(A-301) 

Prepared by Saplys Architects 
Incorporated, dated July 8, 2019 

Elevations – Hotel (A200, A201, 
A202, A301, A302 & A303) 

Prepared by Saplys Architects 
Incorporated, dated December 10, 2018 

Functional Servicing & 
Stormwater Management Report  

Prepared by S. Llewellyn & Associates Ltd, 
dated November 2019, revised July 2019 

Grading and Servicing (C101, 
C102, C103, C104) 

Prepared by S. Llewellyn & Associates Ltd, 
dated July 2, 2019 

Planning Justification Report and 
Urban Design Analysis  

Prepared by MB1 Development Consulting, 
dated July 2019 

Site Lighting Photometric Analysis 
Plan (ES101 & ES102) 

Prepared by Quasar Consulting Group, 
dated June 14, 2019 

Parking Letter Prepared by Trans-Plan Transportation 
Engineering dated June 13, 2019 

Environmental Noise Assessment 
16th Avenue East and 10th Street 
East 

Prepared by Valcoustics Canada Ltd, dated 
February 19, 2019 

Traffic Addendum Letter – SPA – 
2nd Submission  

Prepared by Trans-Plan Transportation 
Engineering, dated February 21, 2019 

Grey Bruce Health Services 
Hospital Heliport Flight Path Study  

Prepared by AVAI NG Airport Consultants, 
dated December 13, 2018 

Traffic Impact & Parking Study Prepared by Trans-Plan Transportation 
Engineering, dated December 2018 
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Submission Item Title Submission Item Detail 

Survey  Prepared by Hewett and Milne Ltd, dated 
December 11, 2014 

The applicant engaged the City in the Pre-consultation process in April 2018. 
Subsequently, the process relating to the formal application as proceeded as 
follows: 

Date Step 

December 19, 2018 Submission of Partial Application and Fees 

January 16, 2019 Submission of additional application documents (survey 
and letter of authorization). 

January 17, 2019 Notice of Complete Application to applicant 

January 23, 2019 Request for City Staff and Agency comments sent 

January 29, 2019 
Notice of Complete Application given to prescribed 
persons via newspaper and a courtesy notice mailed to 
landowners within 120 m of the subject property 

February 7, 2019 Agency comment sent to applicant for response 
(informal) 

February 28, 2019 Submission No. 2 received  

March 4, 2019 Technical Report to Council  

March 8, 2019 
Notice of Public Meeting given to prescribed persons via 
newspaper and a courtesy notice mailed to landowners 
within 120 m of the subject property 

April 1, 2019 Public Meeting held 

April 18, 2019 Comment Tracking Summary provided to applicant 

July 18, 2019 Submission No. 3 received  

July 30, 2019 Scoped Circulation sent to City staff for comment  

August 26, 2019 Recommendation report to Council  
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Analysis: 
The proposal is required to meet all development standards and policies 
applicable to projects within the City of Owen Sound. The proposal is required to 
be consistent with the Provincial Policy Statement and in conformity with the City 
Official Plan and Zoning By-law.  

The application is subject to review by the City Planning, Engineering, and 
Building staff as well as external commenting agencies. All applicable policies, 
standards, and comments received are reviewed below. 

A: Provincial Policy Statement 
The Provincial Policy Statement (PPS) has been reviewed with regard to the 
subject proposal. Municipal decisions on planning matters are required to be 
consistent with the PPS.  

The PPS vision for the long-term prosperity and social well-being of citizens 
focuses growth and development within settlement areas and recognizes that 
land use must be carefully managed. Strong, liveable and healthy communities 
promote and enhance human health and social well-being, are economically and 
environmentally sound, and are resilient to climate change.  

The PPS directs development to fully serviced, designated settlement areas and 
requires contiguous development that minimizes land consumption and servicing 
costs. 

The proposal achieves these requirements by virtue of being within a designated 
growth area in the City, having existing access to full municipal services, and 
being contiguous to existing development. The proposal is considered greenfield, 
infill development.  

The proposal is consistent with the Provincial Policy Statement.   

B: County of Grey Official Plan (June 6, 2019) 
The entire City of Owen Sound is designated as a ‘Primary Settlement Area’ in the 
County of Grey Official Plan (County OP).  

Settlement areas with full municipal services are to be the focus of the majority 
of growth within the County. The County OP promotes a full range of residential, 
commercial, industrial, recreational, and institutional land uses within Primary 
Settlement Area. Land use policies and development standards are to be in 
accordance with the local Official Plan.  The County has been consulted on the 
proposal and County staff have no objection to the applications. 

The proposal conforms to the policies of the County OP.  
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C: City of Owen Sound Official Plan (2006) 
The subject property is designated as ‘East City Commercial’ on Schedule ‘A’ in 
the Owen Sound Official Plan (OP). The property is located within Phase 1 of the 
Sydenham Heights Planning Area and is designated as ‘East City Commercial’ on 
Schedule ‘A2’ of the OP. 

The East City Commercial designation identifies lands in the east part of the City 
that are at the main eastern entrance to the City. The main function of the 
designation is to accommodate large format retail and service commercial uses 
requiring relatively large sites. These sites are understood to serve as a regional 
destination and may include single or multi-purpose sites. Permitted uses in the 
designation also include complementary uses such as office, restaurant, large 
entertainment and community facilities, as well as service commercial uses.  The 
designation also permits high density residential uses.   

The proposed uses, a hotel and an office/retail building, are permitted within the 
East City Commercial designation. 

The Official Plan generally requires that when a rezoning application is submitted 
for lands within the East City Commercial designation the applicant is required to 
provide a market analysis/study. In this case, a market retail study was not 
required because the site is already zoned C2 and the application is not proposing 
to add new or additional permitted commercial uses to the site. Further, the 
application is not proposing any gross floor area (GFA) beyond that which is 
permitted on the site currently.  The application is requesting to modify the zone 
provisions for the site to allow for reduced setbacks, to permit an increased 
height for the hotel, and to reduce the overall parking requirement for the site.   

The OP requires that new developments provide adequate off-street parking and 
loading spaces in accordance with the standards set out in the Zoning By-law. 
The initial submission proposed a 100-room hotel and a two-storey 
commercial/office building. The parking space deficiency for the original 
submission was 37 spaces. As a result of consultation with the City, the 
application has been revised to remove the second storey of the commercial 
building, which has reduced the parking space deficiency to 15 spaces. Shared 
parking between different buildings with different peak demand periods can be 
used as a justification to reduce the amount of parking areas required to service 
the uses. The hotel and commercial uses are expected to have varying peak 
parking demand times and therefore are able to effectively share a common 
parking area.   

The OP further requires the City to consider the potential impact on adjacent uses 
when considering any application. In this case, the surrounding properties are still 
mainly vacant.  Planning applications received over the last few years propose a 
residential subdivision including four to six storey apartment buildings on the 
adjacent lands to the west. Other surrounding properties include the Seasons 
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Retirement Residence (four storeys in height) to the east of the site and the 
Sunlife Plaza to the south.  Adjacent parcels to the north are zoned for retail 
commercial development, which permits buildings with a potential height of four 
to six storeys.  Some of the buildings proposed or anticipated on lots surrounding 
the subject lands are anticipated to be in the same height range (i.e., four to six 
storeys) as the proposed hotel.  Once the lots along this stretch of 16th Avenue 
East are built out, the proposed hotel and the Seasons retirement home will likely 
be in a cluster of taller buildings ideally surrounded by a mix of permitted uses 
with varying heights. The hotel is located at the back of the site allowing the 
height of the buildings to rise from east to west across the site. 

The hotel is proposed to be six storeys.  The shadowing study submitted with the 
application indicates minor shadow impact on adjacent properties for a relative 
short time.  The shadowing study shows that the greatest impact on adjacent 
properties will be around the time of the summer and winter solstice, i.e., June 
21 and December 21, and will generally be limited to two to three hours.  
Generally, the majority of the shadow impacts will be contained within the subject 
property.  The impact of the height of hotel on adjacent uses/lands is expected to 
be minimal. The design of the site conforms to the urban design policies of the 
OP.  

The proposal conforms to the policies of the City OP. 

D: City of Owen Sound Zoning By-law (2010-078, as amended) 
The subject property is zoned ‘Retail Commercial’ (C2), Special Provision 14.79, 
and is subject to a Holding Provision (H) in the City’s Zoning By-law (2010-078, 
as amended).  

D1: The Amendment  

The applicant has requested a number of site-specific amendments to the building 
regulations, laid out in Zoning By-law Sec. 5 and Sec. 7, pertaining to the lands. 
The applicant is also proposing removal of the Holding Provision from the lands.  

Removal of the Holding 

A Holding Provision is in force on the API lands. Generally, the purpose of a 
Holding Provision is to limit uses or development potential on the lands until 
certain outstanding obligations are fulfilled. In the case of the subject lands, 
Special Provision 14.79 limits the permitted uses to a single detached dwelling 
until payment of a capital cost recovery charge is made. The capital contribution 
is required to recoup funds for construction of 16th Avenue East.  The charge of 
$43,096.49 has been indexed to 2019 and is to be paid prior to the enactment of 
a by-law removing the Holding. 
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Requested Site Specific Zone Provisions 

The rezoning application is requesting the following site-specific amendments to 
the Retail Commercial (C2) zone:   

ZONE PROVISION 

Section  Provision Required Provided 

5.10 (a) 

Patio Setback  

Min. 50 m setback from a Long 
Term Care Facility 43 m 

5.10 (b) Min. 50 m setback from a 
Residential Zone 35 m 

5.18.2 Parking Spaces  146 spaces 131 spaces 

5.22.1 Loading Space 
Requirements  

2 loading spaces for the Hotel, 
which is >3000 m2 

1 loading space 
for the Hotel 

7.3 (d) Front Yard Setback Min. 10 m 7.7 m 

7.3 (h) Height  Max. 18 m 

18.5 m – flat roof 

23.3 m – tallest 
parapet 

Reduced Outdoor Patio Setback 

The application is proposing an outdoor patio area on the east side of the hotel.  
At this time, the use of the outdoor patio is noted as a breakfast patio.  The 
Zoning By-law contains setback requirements to buffer adjacent uses from the 
potential impacts of an outdoor patio, particularly sensitive uses such as 
residential uses and Long Term Care facilities. The requested reduction in the 
setback is acceptable as the bulk of the hotel building as well as landscaping 
elements, such as fencing and plantings, and the physical distance between 
buildings and uses will buffer sensitive uses from the potential impacts of the 
patio and the commercial nature of the property. Site plan design discussed 
below will implement the landscaping and site design features, which function to 
buffer the patio from surrounding land uses. Given the site design, the proposed 
outdoor patio setback reductions from 50 m to 35 m and 45 m is believed to 
meet the general intent and purpose of the Zoning By-law. 

Reduced Parking  
As noted above the initial submission proposed a 100-room hotel and a two-
storey commercial/office building which resulted in a parking space deficiency of 
37 spaces. As a result of consultation with the City, the application has been 
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revised to remove the second storey of the commercial building. The application 
is proposing 131 parking spaces to be shared between the hotel and the 
commercial building. The zoning by-law requires 146 spaces based on the 
number of hotel rooms and the GFA of the commercial building. The applicant is 
proposing a 15 space or 10% parking reduction through the zoning amendment.  

The application has provided a ‘Parking Letter’ (June 2019) prepared by a 
professional engineer. The letter details an updated parking study in support of 
the application. The study estimates parking demand (i.e, number of parking 
spaces used in relation to the number of hotel rooms occupied) for the hotel 
based on similar or comparable hotel sites. The study concluded that 131 stalls 
can sufficiently serve the uses. In addition, the hotel and commercial use are 
anticipated to have different peak demand times during the day. The shared 
parking analysis completed as part of the study projected that the peak parking 
demand for both uses would occur around 7:00 pm and would require 
approximately 103 parking spaces.  The study concludes that the proposed 
parking supply of 131 parking spaces is expected to be sufficient to support the 
subject site. Given that the uses proposed on site are anticipated to have 
complimentary peak times, the proposed parking space reduction of 15 stalls or 
10% is believed to meet the general intent and purpose of the Zoning By-law. 

The site plan provides for six barrier free parking spaces located strategically 
across the site. The application is required to provide five barrier free parking 
spaces based on the total number of required parking spaces (146).  All barrier 
free parking spaces shown on the site plan comply with AODA standards.   

The Retail Commercial (C2) zone permits a range of commercial/retail uses 
including restaurants.  These uses are subject to varying parking space provisions 
as per Section 5.18 of the zoning by-law.  Certain uses, such as restaurants, have 
higher parking space provisions than others (i.e., higher number of parking 
spaces required per GFA).  Since the number of required parking spaces for the 
site is proposed to be reduced, Staff recommend that uses that are subject to 
higher parking number requirement as per the by-law should be prohibited on the 
site. Staff recommend that uses permitted in Building B be limited to those uses 
whose parking requirement is one space per 25 m2 GFA; this will prohibit, among 
others, restaurants, funeral homes, medical centre and veterinary clinics on the 
site.  In addition, the zoning amendment should prohibit separate 
retail/commercial uses in the basement of Building B. 

Reduced Loading Spaces  
The hotel will be serviced by one loading space with direct access to the building.  
The loading space for the commercial building is located in between the two 
buildings and can be easily accessed and used by both buildings should the need 
arise. Given the site layout, the combination of uses and the location of the 
loading spaces, two loading spaces is anticipated to be sufficient to serve the site. 
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The proposed loading space reduction from three to two spaces is believed to 
meet the general intent and purpose of the Zoning By-law. 

Reduced Front Yard Setback 

The reduced front yard setback is similar to the setback established by the Sunlife 
building at the intersection of 16th Avenue East and 10th Street East and will 
contribute to the establishment of a consistent streetscape.  The proposed 
setback will be sufficient to provide some amenity and landscaped space between 
the building and public street. The proposed front yard setback reduction from 10 
m to 7.7 spaces is minimal and is believed to meet the general intent and 
purpose of the Zoning By-law. 

Increased Height 

The functional height increase for the flat roof of the hotel is minimal, however, 
the hotel design includes a decorative parapet wall. At its tallest point the parapet 
is proposed to be 4.8 m in height (Schedule D – Proposed Elevations). The 
parapet proposed for the hotel roof will provide architectural interest to the 
building and will minimize the visual impact of any mechanical equipment on the 
roof of the building. From an urban design standpoint, this is positive. The Zoning 
By-law definition of ‘Building Height’ requires that the highest point on a flat roof, 
excluding mechanical equipment, be accounted for in the building height 
measurement. The height of the parapet accounts for the majority of the 
requested height increase. The design and height of the parapet varies along the 
roof line and the maximum parapet height does not occur across the full façade of 
the building thereby reducing the potential impact of the increased height. As 
noted above, the shadowing study indicates minor shadow impact on adjacent 
properties for a relative short time. The proposed hotel height increase from 18 m 
to a maximum of 23.3 m for the parapet wall is believed to meet the general 
intent and purpose of the Zoning By-law. 

D2: General Zoning Conformity   

Zoning Matter How is the Requirement Met? 

Standard Parking 
Stalls 

The proposed stalls meet the minimum size 
requirement (2.65m x 6.0m) and aisle widths meet 
or exceed the minimum requirements.  

The parking stalls proposed on the site plan 
conform with the parking provisions.  

Barrier-Free Parking 
Stalls 

The number of barrier-free parking stalls meets the 
zoning requirement.  
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Zoning Matter How is the Requirement Met? 

Loading Spaces See above. 

Queuing Spaces No drive through is proposed. 

Bicycle Parking Stalls The proposed bicycle parking spaces meets the 
zoning requirements.  

Setbacks Other than the setbacks noted above the required 
setbacks are met or exceeded. 

Lot Coverage  The lot coverage maximum is not exceeded.    

Building Height See above.    

Hazard Land  No hazard lands impact the property. 

Landscape Buffer 
Strips 

The site plan shows the required planting strips 
adjacent to the residential uses and streets.  

E: Site Plan Control Matters 
The proposed development is subject to Site Plan Control in accordance with Sec. 
41 of the Planning Act and City By-law 2011-034.  The application is requesting 
site plan approval concurrently with the zoning by-law amendment application. 

Staff have undertaken a thorough review of the Site Plan relative to the City 
Zoning By-law. Based on this review, the following merits note: 

City of Owen Sound Accessibly Committee 
Site Plan Review considers accessible design and ensures that the site will meet 
City and Provincial accessible design standards. The submitted site plan was 
presented to the City’s Accessibility Advisory Committee (AAC) on July 29, 2019 
for comment on matters of accessibility. The Committee provided the following 
comment for considerations.  

1. That the owner be requested to consider the installation of benches 
intermittently along the exterior paths of travel for pedestrian rest areas; 
and 

2. That the final approved site and construction plans reflect the requirements 
of the Accessibility for Ontarians with Disabilities Act and the Ontario 
Building Code respecting matters of accessibility. 

Comment No. 1 has been included in Schedule ‘F’.  Prior to the finalization of the 
Site Plan, the applicant should consider the installation of benches.  Comment No. 
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2 is considered ‘other applicable law’ and the site plan must conform to all 
pertinent sections of Accessibility for Ontarians with Disabilities Act and the 
Ontario Building Code. 

City of Owen Sound Planning & Heritage Division  
The Planning & Heritage Division has undertaken a full review of the application in 
consideration of the principles of good planning, which ensures a safe, functional, 
and attractive site layout. The following aspects of the site design merit noting in 
addition to the planning policy analysis above.  

Design Aspect Policy Context/Staff Comments 

General Layout The commercial building is located at the front of the 
L-shaped parcel with parking to the side and rear of 
the lot. Keeping development at the front of the lot 
allows for the development of a consistent 
streetscape.  

Parking Layout The parking lot layout is safe and functional.  

Pedestrian Access 
and Connectivity 

The external sidewalk on the west side of 16th Avenue 
East connects to an internal sidewalk that travels 
east/west along the front of the commercial building.  
The sidewalk connects from the commercial building 
to the hotel via a dropped curb with tactile walking 
surface indicators and a painted pedestrian crosswalk 
between the concrete sidewalks.  The sidewalk 
continues along the east side of the hotel to the main 
entrance.  A concrete sidewalk is also located on the 
west side of the hotel.  The sidewalks on the east and 
west side of the hotel terminate in a dropped curb and 
tactile walking surface indicators at the perimeter of 
the hotel.  

It is recommended as a condition of approval that 
tactile (TWSI) plates be red, cast iron per City 
Standards and be provided where ever there is a 
change in grade from the on-site sidewalk to the drive 
aisles and parking areas.  

Lighting  Exterior lighting is proposed around the perimeter of 
both buildings.  As well the site plan is proposing 
lighting along the property boundary at strategic 
intervals. 
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Design Aspect Policy Context/Staff Comments 

Engineering Services has noted that the proposed on-
site LED lighting should be specified with a colour 
temperature (CCT) of 3000K (warm white). The 
lighting will be downward facing and dark-sky 
compliant.  

Landscaping  The zoning by-law requires a 1.5 m planting strip 
along the western and eastern property boundaries.  
These planting strips are shown on the site plan with 
appropriate materials. 

Further, the landscape plan (L100 dated) shows 
plantings cluster at the corners of the property 
boundary and planting strips along the southern and 
eastern boundary. Planting areas are distributed along 
the perimeter of the hotel building with an emphasis 
on the front façade of the building.  The area between 
the commercial building and the front lot line also 
contains a number of plantings.   

A retaining wall and decorative metal fence will be 
constructed along the northern property.   

All parking surfaces and drive aisles are to be paved 
in asphalt. Any areas that are not developed, paved or 
subject to the specific plantings will be required to be 
sodded.  

Garbage & 
Recycling   

A garbage enclosure with a 2.0m high fence is 
proposed on the northeast corner of the commercial 
building.  The garbage enclosure will mainly serve the 
commercial building. The hotel will manage its 
garbage within the building.  

Snow Storage Snow storage is shown on a portion of the southern 
property boundary, in the corners of the property and 
on the concrete boulevard between the buildings and 
the concrete sidewalks. 

Through the application process, Staff have noted to 
the applicant that snow storage on site might be 
insufficient in the event of a major snowfall.  The 
applicant has indicated that 12% of total asphalt is 
dedicated for snow storage. This is allocated to 
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Design Aspect Policy Context/Staff Comments 

landscape areas, since there is no surplus parking on 
site.  A standard term of the Site Plan Agreement 
addresses excess snow, and requires that any snow 
that cannot be accommodated in the designated snow 
storage areas must be trucked off site. 

The City Planning & Heritage Division recommends approval of application 
ST2019-004 subject to the recommended conditions.  

City of Owen Sound Engineering & Public Works Department 
Comment has been received from the City’s Engineering and Public Works 
Department with no objection to the subject proposal. 

Engineering Detail Staff Comments 

Stormwater 
Management 

1. The site specific SWM design utilizes Stormtech 
MC-3500 open bottom storage chambers with a 
capacity of 101 m3 located beneath the parking 
lot with an outlet orifice control to limit the 
discharge from all design storms up to the 100-
year design storm to the pre-development, 5-
year design storm level. 

2. The stormwater overland flow from this property 
will not discharge to any abutting properties or 
road allowances under any of the 2-100 year 
design storm events. 

3. Storm runoff quality control to an ‘enhanced’ 
level will be provided by a Hydraworks OGI and a 
CB Shield POE trap. 

The City will not provide any maintenance or repair 
operations on any portion of the SWM system 
located on private property. 

The SWM Report is acceptable. 

Grading & Drainage Site grading conforms to City standards and 
supports the approved stormwater management 
plan.  
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Engineering Detail Staff Comments 

Site Servicing  Municipal services are available and a servicing 
feasibility study submitted with the application 
demonstrates that the existing service capacities on 
16th Avenue East will support the proposed hotel 
development.  

Parking, Site Access, 
& Traffic Circulation  

Parking, site access, and traffic circulation 
standards have been met. Engineering Services 
Division accepts the recommendation of the 
submitted Traffic Impact Study.  

16th Avenue is a designated arterial road in the 
City’s Official Plan. Arterial roads are generally to 
have sidewalks on both sides of the street.  

A capital contribution of $43,096.49 for the past 
construction of 16th Avenue East is required prior 
the Holding provision being lifted.   

Landscaping  No landscaping is permitted within the sight 
triangles and none is proposed.  

Environmental There are no known environmental issues with the 
property. The proposal represents greenfield 
development.  

Fees Payment of the Engineering Review Fee is 
recommended as a condition of approval. The 
amount of this fee depends on an external works 
cost estimate, which has not yet been submitted.  

The City’s Engineering and Public Works Department recommends approval of 
application ST2019-004, subject to the recommended conditions.  

The proposal meets the requirements of the City Zoning By-law subject to 
approval of the site specific zoning by-law amendment ZBA 28.  

City Staff & Agency Comments 
In response to the request for comment from the Planning & Heritage Division, 
the following comments have been submitted for review pertaining to the subject 
application. All comments can be found attached hereto as Schedule ‘E’.  

City of Owen Sound Fire Prevention  
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Fire Prevention comments noted that the fire department connection on the 
commercial building is located at the west end. lt should be located on the south 
east corner, near the principal / fire fighters entrance.  Comments from Fire 
Prevention on the revised submission note that there are no outstanding issues.   

Grey Sauble Conservation Authority (GSCA) 

Comment has been received from the GSCA with no objection to the subject 
proposal. The Conservation Authority is generally satisfied with the proposed 
approach to stormwater management on site.  

County of Grey  

Comment was received from the County of Grey with no objection to the 
proposal. The County notes that comment should be sought from the Source 
Water Protection Risk Management Office (RMO) to confirm that there are no 
concerns.  The RMO was not contacted directly as Engineering Services noted that 
A SWP Risk Management Plan is not required as fuel storage is not a component 
of this proposed development.  

Transport Canada - Civil Aviation  

No comments were received.  

Canada Post 

No comments were received. 
Enbridge/Union Gas 

Comment was received from Enbridge/Union Gas with no objection to the 
proposal.  

Next Steps: 
In accordance with the Planning Act and City protocols for processing Planning Act 
Applications, the following outlines the next steps in the process: 

Anticipated Date Step 

September 9, 2019 By-laws brought to Council for enactment. 

Financial/Budget Implications: 
None to the City.  
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Communication Strategy: 
As noted, notice of complete application has been given as required by the 
Planning Act.  

Consultation: 
The public meeting was held on April 1, 2019. The minutes of the public meeting 
are attached in Schedule ‘E’.  Public notice for the meeting was given via the 
Owen Sound Times and a courtesy mailing to property owners within 120 m of 
the property on March 8, 2019.   

Two members of the public made oral submissions at the public meeting.  Allan 
Pearson of Owen Sound provided comments with respect to the impact on the 
10th Street East Extension, the proximity of the proposed development to the 
East Ridge Primary School, and the limited availability of parking on site. Peter 
Reid of Georgian Bluffs expressed concerns related to the number of proposed 
accessible parking spots on the site. No written comments were received. The 
parking reduction is discussed in Section C City Official Plan and Section D.1 
Amendment.  The number of barrier-free parking stalls meets the zoning 
requirement and the barrier-free spaces conform to AODA requirements. 

Attachments: 
Schedule 'A': Orthophoto 
Schedule 'B': Official Plan and Zoning Map 
Schedule 'C': Site Plan, Landscape Plan 
Schedule 'D': Hotel Elevations 
Schedule 'E': Minutes of the Public Meeting – April 1, 2019 
Schedule 'F': Conditions of Approval 

Prepared by Sabine Robart, MSC (PLAN) Signature on File 

Reviewed by: Amy Cann, M. PL. MCIP, RPP Signature on File 

Reviewed by: Pam Coulter, BA, RPP Signature on File 

Submitted by: Wayne Ritchie Signature on File  
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SCHEDULE B    

PLANNING MAP 
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SCHEDULE C    

SITE PLAN 
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BASE INFORMATION PROVIDED

BY HEWETT AND MILE LIMITED.

FILE REFERENCE 14-232TOPO

SAPLYS ARCHITECTS ACCEPTS

NO RESPONSIBILITY FOR THE

ACCURACY, OR COMPLETENESS

OF THE DATA SUPPLIED AND

SUCH DATA IS NOT INCLUDED

UNDER SEALS OF

CERTIFICATION.

LEGAL LAND DESCRIPTION:

PART OF LOT 5

RANGE 5

EAST OF GARAFAXA RD

CITY OF OWEN SOUND

COUNTY OF GREY

SURVEYORS INFO

FILE: 268-2 / 14-232TOPO

     

FLAG POLE C/W UPLIGHT (SEE ELEC. SI)

FLAG POLE SPEC 2/ A-101 OR EQUAL

GAS METER

GENERAL NOTES:

1. ALL EXISTING PAVEMENT, CURBS, SIDEWALKS,

DRIVEWAYS AND BOULEVARD AREAS DISTURBED BY

THE CONSTRUCTION MUST BE REINSTATED TO THE

SATISFACTION OF THE TOWN.

2. A MINIMUM SETBACK OF 1.0m FROM STREET

FURNITURE TO PROPOSED DRIVEWAYS AND

SIDEWALKS SHALL BE MAINTAINED.  ALL EXISTING

STREET FURNITURE TO BE RELOCATED BY THE

CONTRACTOR/OWNER TO A SETBACK OF 1.0m. THE

COST OF THE RELOCATION OF ANY UTILITY IS THE

RESPONSIBILITY OF THE DEVELOPER/ONWER.

3. THE CONTRACTOR/OWNER IS RESPONSIBLE FOR ALL

UTILITY LOCATES AND AND DAMAGE OR

DISTURBANCE DURING CONSTRUCTION.

4. ALL BARRIER FREE ENTRANCES AND BARRIER FREE

PATHS OF TRAVEL MUST COMPLY WITH O.B.C. 3.8.

5. THE OWNER/CONTRACTOR SHALL SUPPLY ALL FIRE

ROUTE AND HANDICAP SIGNS AS SET OUT IN THE

TOWN BY-LAWS AND DESIGN CRITERIA.

6. ALL EXTERIOR ILLUMINATION TO BE DIRECTED

DOWNWARD AS WELL AS INWARD AND DESIGNED TO

MAINTAIN ZERO CUTOFF LIGHT DISTRIBUTION AS THE

PROPERTY LINE.

7. ALL DOWNSPOUTS TO BE CONNECTED TO THE

STORM DRAINAGE SYSTEM.

8. ALL CONDENSING UNITS TO BE SCREENED ON THE

GROUND FLOOR

9. SEPARATE PERMITS ARE REQUIRED FOR ANY

SIGNAGE ON THE PROPERTY.

10. WHERE  POSSIBLE TREES ARE TO BE PROTECTED

FROM CONSTRUCTION.

11.EXCESS SNOW WILL BE REMOVED BY PRIVATE

HAULER SUBJECT TO DEMAND FOR PARKING.

12.REBOUNDING SIGN POST MOUNTED ON CURB.

MANUFACTURE: IMPACT RECOVERY

(http://www.impactrecovery.com/) STYLE: Sta-Rite Sign
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2L NO PARKING ANY TIME - RA-51 30 cm x 30 cm

LEFT ARROW
2R NO PARKING ANY TIME - RA-51 30 cm x 30 cm

RIGHT ARROW
3 ACCESSIBLE PARKING - see detail 14/A-101)
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5 STOP SIGN - Ra-1 60 cm x 60 cm
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ELECTRICAL. AT A MINIMUM A CONDUIT IS TO BE RUN FOR FUTURE WORK
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SCHEDULE E    

MINUTES OF PUBLIC MEETING – APRIL 1, 2019 



COUNCIL - REGULAR Meeting 
Minutes - April 1, 2019 

Extract from Minutes 
 
 8. PUBLIC MEETINGS 

 
. 
 a. Zoning By-law Amendment No. 28 - Proposed API Hotel development 

at 1200 16th Avenue East 

Mayor Boddy declared the public meeting open at 7:03 p.m. The 
purpose of the public meeting is to allow the public an opportunity to 
comment on the proposed Zoning By-law Amendment No. 28 – 
Proposed API Hotel Development at 1200 6th Avenue East.   

Mayor Boddy read the following notices:  

• If a person or public body would otherwise have an ability to 
appeal the decision of The Corporation of the City of Owen Sound 
to the Local Planning Appeal Tribunal but the person or public 
body does not make oral submissions at a public meeting or make 
written submissions to The Corporation of the City of Owen Sound 
before the by-law is passed, the person or public body is not 
entitled to appeal the decision. 
 

• If a person or public body does not make oral submissions at a 
public meeting, or make written submissions to The Corporation of 
the City of Owen Sound before the by-law is passed, the person or 
public body may not be added as a party to the hearing of an 
appeal before the Local Planning Appeal Tribunal unless, in the 
opinion of the Tribunal, there are reasonable grounds to do so. 

The City Clerk advised that notice of the public meeting was circulated 
to the prescribed bodies, posted on the City’s website and published in 
the Sun Times on March 8, 2019. The City Clerk reminded those in 
attendance for the public meeting to sign the sign-in sheet for 
communication purposes and read the following notices: 

• Personal Information collected at this Public Meeting is collected 
under the authority of the Municipal Act, 2011 and the Planning 
Act, 1990. The information collected will be used to complete the 
Zoning By-law Amendment process and will form part of the public 
record. Questions about this collection should be addressed to the 
City Clerk.  

• If you wish to be notified of the decision of the Corporation of the 
City of Owen Sound on the Proposed Zoning By-law Amendment, 
you must make a written request to the City of Owen Sound c/o 
the City Clerk.  



COUNCIL - REGULAR Meeting 
Minutes - April 1, 2019 

Extract from Minutes 

Dave Aston, MHBC Planning Consultant, provided an overview of the 
proposed Zoning By-law Amendment and surrounding land uses. Mr. 
Aston highlighted proposed property features including preliminary site 
plans, setbacks from 6th Avenue East, parking and site access, 
building height, and current zoning uses on the property.  

Michael Barton, MBI Development Consulting Inc. (consultant for the 
applicant) provided additional information regarding the proposed 
Zoning By-law Amendment including impacts on the local economy, 
current holding symbol on the property, parking and building 
elevations.  

Allan Pearson of Owen Sound provided comments with respect to the 
impact on the 10th Street East Extension, the proximity of the proposed 
development to the East Ridge Primary School, and the limited 
availability of parking on site.  

Peter Reid of Georgian Bluffs expressed concerns related to the 
number of proposed accessible parking spots on the site.  

There being no other speakers, Mayor Boddy declared the public 
meeting closed at 7:31 p.m. 
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SCHEDULE F 

CONDITIONS OF APPROVAL 
1) That prior to finalization of the Site Plan Agreement, modification of

the site plan package be required to include the following to the
satisfaction of the City:

a. That TWSI plates be red, cast iron per City Standards be provided
where there is a change in grade from the on-site sidewalk to the
drive aisles and parking areas.

b. That revised submission materials (plans, studies, drawings) be
submitted to the City as required to capture additional items arising
out of ongoing project due diligence to the satisfaction of the
Community Services Department and the Engineering and Public
Work Department.

c. That a capital contribution of $43,096.49 be received prior to the
execution of the site plan agreement.

d. That on-site LED lighting should be specified with a colour
temperature (CCT) of 3000K (warm white). The lighting will be
downward facing and dark-sky compliant.

e. That the applicant is requested to consider the installation of benches
intermittently along the interior paths of travel for pedestrian rest
areas.

2) That the Owner enter into a Site Plan Agreement with the City,
which will be registered on title, requiring among other matters:

a. Provision of Security in the amount of $30,000.

b. Provision of a two-year timeframe for completion of all works with the
final dates to be specified in the Site Plan Agreement.

c. That a Street Occupation Permit and Special Services Application be
obtained prior to any work on City-owned property.

d. That prior to the issuance of a Building Permit:

i. Payment of the Engineering Review Fee.

ii. Payment of a Capital Contribution of $43,096.49 for the
construction of 16th Avenue East.
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