¥ Hanover

Ontario, Canada

PLANNING ADVISORY COMMITTEE AGENDA

Wednesday, September 9, 2026 | 4:00 pm
Saugeen Room / Virtual via zoom https://us02web.zoom.us/j/81043199680

MEMBERS PRESENT

OTHERS PRESENT

DISCLOSURE OF PECUNIARY INTEREST

DELEGATIONS:

DISCUSSIONS & DECISIONS
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Adoption of July 14, 2026, Regular Meeting Minutes
Business arising from Minutes

Official Plan Update

Development Charges Update

Minor Variance Application, A5-26, Knutson Steven Alton------------—--- 385 13" Ave
Zoning By-Law Amendment Application, Z2-26, Skydev Hanover GP Inc.------------ 853 Grey Rd 28
Site Plan Control Agreement, Skydev Hanover GP Inc.---------------- 853 Grey Rd 28

Town of Hanover Municipal Development and Engineering Guidelines
Environmental Considerations

Correspondence

New Business

Adjournment

Next Meeting Date: November 10, 2026


https://us02web.zoom.us/j/81043199680

¥ Hanover

Ontario, Canada

PLANNING ADVISORY COMMITTEE MINUTES

Tuesday, July 14, 2026 | 4:00 pm
Saugeen Room and Zoom with OWL device

MEMBERS PRESENT Tim Norwood | Keith Hopkins (Virtual) | Terry Leis

OTHERS PRESENT Andrew Wilken, Secretary-Treasurer | Sue Paterson, Mayor |
Sherri Walden, CAO | April Marshall, Economic Development
Manager | Jordan Whitmore, Development Services
Supervisor/ Deputy CBO, CBCO | Sandeep Josan, Deputy
Secretary Treasurer | Brandon Koebel, Councillor | Carol
Hudson (Virtual)

REGRETS Councillor Harold Fleet | Mark Ebert | Tony Diaco

DISCLOSURE OF
PECUNIARY INTEREST None

DELEGATIONS Lynn Dentinger, owner of 485 16" Ave | Jerome Weber, owner of
940 8™ Ave N | Dana Kieffer, agent of 341076 Grey Rd 28
(Teeswater Concrete 2021 Ltd.)

1. Adoption of March 10, 2026, Regular Meeting Minutes
Moved by TERRY LEIS / Seconded by KEITH HOPKINS
That the minutes of March 10, 2026, regular meeting be approved as printed and circulated.
CARRIED
2, Receipt of May 12, 2026, Regular Meeting Minutes
That the minutes of May 12, 2026, regular meeting be received.

3. Business arising from Minutes
The Secretary-Treasurer provided updates regarding items previously discussed
by the Committee. Zoning By-law Amendment Application Z1-26 for Datac
Investments was approved by Council to permit a carpentry shop and ancillary
showroom. Minor Variance Application for Drew and Myles Johnson was approved
by the Committee of Adjustment following discussion. A building permit application
has since been submitted, no appeals were received, and construction has
commenced. A Site Plan Control Agreement for the proposed pharmacy
development at the southwest corner of 24th Avenue and 14th Street has been
finalized. Construction is anticipated to begin in summer 2026.

4, Official Plan Update
The Secretary-Treasurer advised the Committee that an Official Plan Update
Report was presented to Council on July 13, 2026. Due to the scale and
significance of the lands being added to the Town of Hanover through the
boundary adjustment, and the associated planning considerations, the Official
Plan Update is proposed to proceed in two phases: a short-term phase and a
long-term phase. This phased approach will allow the Town to address planning,
infrastructure, and growth management matters related to the boundary
expansion in a coordinated and comprehensive manner.

The Secretary-Treasurer further advised that the report outlines the project
timeline, including policy review and updates over the summer, preparation of a
draft Official Plan for review in late summer or early fall, public engagement
sessions and an open house in late 2026 and early 2027, and a final statutory
public meeting, Council adoption, and submission to Grey County for approval in
early 2027.



Development Charges Study Update

The Secretary-Treasurer advised that work on the Development Charges Study
has resumed following completion of the boundary adjustment. The Town has re-
engaged Watson & Associates to complete the background work required for the
study update. Results are anticipated to be presented to Council fall 2026.

Minor Variance Application, A4-26, Lynn Dentinger------------- 485 16" Ave

The Secretary-Treasurer provided an overview of Minor Variance Application A4-
26, advising that the owner is proposing to expand the existing legal non-
conforming residential use within the Corridor Commercial (C2) Zone by
constructing a 436sq. ft. attached garage. The proposed garage complies with the
Zoning By-law requirements for size, setbacks, and height.

Moved by KEITH HOPKINS / Seconded by TERRY LEIS

That the Planning Advisory Committee recommend to Council and Committee of
Adjustment that they have no objections to the approval of Minor Variance
Application No. A4-26.

CARRIED

Consent Application, B2-26, Jerome & Joanne Weber------------ 940 8t Ave N

The Secretary-Treasurer explained that the subject lands are situated on the
northern side of the Town of Hanover in a predominantly residential area. The land
measures 0.80 acres and contains one house and one accessory structure. It is
zoned Residential Type 1 (R1) under the Town of Hanover's Comprehensive
Zoning By-law. The applicant intends to propose the severance of the existing
house and accessory structures to create a new lot. The applicant intends to sell
his existing house and construct a new dwelling on severed lands.

Jamie McCarthy from the Town of Hanover Public Works Department provided
comments indicating that the newly severed lot will require water and sanitary
services, and that drainage and grading must not impact neighbouring properties.

The comments from Saugeen Valley Conservation Authority (SVCA) have been
received and stated that the proposed development on the new lot requires SVCA
permit as the property falls under SVCA regulated area. No development, filling, or
grading will be permitted within 6 meters to the flooding hazard limit.

A comment was received from a member of the public expressing concerns about
drainage issues on their property that they attribute to the construction of a single
detached dwelling several years ago. The individual is concerned that the
proposed development may result in similar drainage problems or increased
issues with the existing. The Secretary-Treasurer advised the Committee that the
proposed dwelling would not impact the neighbouring property as civil design will
be required as part of the building permit application for lot grading.

The owner provided information regarding the proposed severance and that it
would require a service easement on the severed lands, which is intended to serve
the retained lands for existing sanitary infrastructure. Following discussion, the
Committee deferred application to a future meeting to allow for additional
information to be provided regarding the service easement and an updated
plan/survey to clearly identify the servicing implication.

Moved by TERRY LEIS / Seconded by KEITH HOPKINS
The Planning Advisory Committee recommends that Council and the Committee of

Adjustment defer consent application B2-26 until further information is provided.
CARRIED
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Consent Application, B3-26, Teeswater Concrete 2021 Ltd
341076 Grey Rd 28

The Secretary-Treasurer reviewed a Consent Application proposing the creation of
a 2.4 ha vacant lot, which is designated and zoned for industrial uses. The
proposal was further explained by Dana Keiffer, Cobide Engineering (agent of
application). The proposed retained parcel would contain the existing Teeswater
Concrete Ready-Mix plant and would be 8.1 ha in total area. The property would
require a Local Official Plan Amendment, as the size of the proposed lot does not
comply with the Town of Hanover Local Official Plan. The retained lands will
continue to support the existing Teeswater Concrete Ready-Mix operation, while
the severed parcel will provide an opportunity for future industrial development
within a designated industrial area.

Moved by KEITH HOPKINS / Seconded by TERRY LEIS

That the Planning Advisory Committee recommend to Council and Committee of
Adjustment that they have no objections to the approval of Consent Application
No. B3-26.

CARRIED

Local Official Plan Amendment Application, LOPA 7-26, Teeswater Concrete
2021 Ltd 341076 Grey Rd 28

The Secretary-Treasurer reviewed an Official Plan Amendment Application
proposing the creation of a 2.4 ha vacant lot, which is designated and zoned for
industrial uses. The proposal was further explained by Dana Keiffer, Cobide
Engineering (agent of application). The proposed retained parcel would contain the
existing Teeswater Concrete Ready-Mix plant and would be 8.1 ha in total area.
The property would require a Local Official Plan Amendment, as the size of the
proposed lot does not comply with the Town of Hanover Local Official Plan. The
application seeks relief from a site-specific policy applying to the lands under
Section D.7.4.11, which requires a minimum lot area of 8 hectares for
development purposes. As the proposed severed lot is 2.4 ha, an amendment to
the Local Official Plan is required. The retained land will continue to support the
existing Teeswater Concrete Ready-Mix operation, while the severed parcel will
provide an opportunity for future industrial development within a designated
industrial area.

The Secretary-Treasurer advised the Committee that, since the contingent
applications had been received, approval of the Local Official Plan Amendment
(LOPA) would be included as a condition of consent.

Moved by TERRY LEIS / Seconded by KEITH HOPKINS

That the Planning Advisory Committee recommend to Council that they have no
objections to the approval of Official Plan Amendment Application No. LOPA 7-26.
CARRIED

Environmental Considerations

The Secretary-Treasurer advised the Committee that Consent Application B3-26
requires a Site Plan Agreement, through which the environmental considerations
would be addressed.

Correspondence
None
New Business

The Secretary-Treasurer provided an update to the Committee regarding ongoing
building and development occurring throughout the Town.

Adjournment

Moved by KEITH HOPKINS
That the meeting now be adjourned at 4:44 pm
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Chair, Tim Norwood

Secretary-Treasurer, Andrew Wilken
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(FOR OFFICE USE ONLY)

TOWN OF HANOVER FILE NUMBER A - 5 - 2

APPLICATION FOR MINOR VARIANCE .
Under Section 45 of the Ontario Planning Act, R.S.0. 1990, as amended e — _.ﬁ%,)_’ﬁ# —

The undersigned applies to the Committee of Adjustment of the Town of Hanover for relief from the Applicable Zoning By-Law.

20

NOTE: This application consists of Part “A”, Part “B” and Part “C". To avoid delays, the information on each part must

be complete and accurate. Incomplete applications will be returned. All applications must be signed. Metric
units should be used. PLEASE PRINT.

Mail 3 copies of this formto:.  TOWN OF HANOVER
341 10th Street
HANOVER, Ontario
N4N 1P5
(519) 364-2780

FEE: $ 1095+400= 1495 payaple to the TOWN OF HANOVER

PART “A” (Page 1 of 2)

1. NAME AND ADDRESS
APPLICANT/OWNER’S NAME AND ADDRESS AGENT/SOLICITOR'S NAME AND ADDRESS

IName: Name:

Knutson Steven Alton
FMailing Address: Mailing Address:

385 13th Ave

ITown/City/Province: own/City/Province:

Hanover/ Ontario

ostal Code: Postal Code:

N4N 2W2

[Telephone Number: _ Tel2phone Number: ( ) -
FFacsimile Number ( ) = Facsimile Number ( ) -

All Correspondence Should Be Sent To: D APPLICANT OR D AGENT/SOLICITOR

2. LOCATION OF PROPERTY

Municipality unicipal Address

Hanover 385 13th Ave
I%?;stered Plan Number l:loé(s) Reference Plan Number Part(s) Parcel Number
[Geographic or Former Township Concession Number Lot Number (s)

Bentinck
fAssessment Roll Number: 422901000206200

3. Date subject land was acquired by current owner:

2016

4. Date existing buildings or structures on subject land were constructed:

1900

. Name and Address of Mortgagees, holders of charges or other encumbrances in respect of the subject
property:

. CURRENT OFFICIAL PLAN DESIGNATION OF SUBJECT PROPERTY
Residential

7. CURRENT ZONING OF SUBJECT PROPERTY
Residential Type 1 Zone (R1)

. Nature and extent of the relief from the Zoning By-Law applied for:
SE |[EXTENSION

(IB. Reason(s) why the proposed use cannot comply with the provisions of the Zoning By-Law:

To vary the provisions for maximum gross building area to allow for the construction of a new 875 sq.
ft. detached accessory garage.

Bylaw Proposed
Max building area 600 sq. ft. 1035 sq. ft. (new garage + existing shed of 160 sq. ft)

Revised Oct.2014 Page 1 of4 [minvar.appl]



PART “A” (Page 2 of 2)

10. Is the property subject of a current application under the Act: (Please indicate File Number and status of application)

Consent ﬂNo L_Yes Plan of Subdivision No DYes D Other
File Number File Number File Number

11. Has the subject property ever been the subject of a previous application for relief from the Zoning By-Law?
No DYes (please indicate File Number and status of application.)
12. DESCRIPTION OF PROPERTY AS SHOWN ON SKETCH

EXISTING BY-LAW PROPOSED
PROVISIONS
FRONTAGE (m.) 2011 m 14m No Change
DEPTH (m.) 60.35 m - No Change
AREA (m.) 1213.64 sq. m. 425sa. m No Change
WIDTH OF STREET
13. USE OF PROPERTY
EXISTING USE . . Length of time Existing Uses of subject land have continued:
Residential 126 years

PROPOSED USE Residential

14. EXISTING USES OF ABUTTING PROPERTIES:

Have you contacted your neighbours regarding this application? ZYes DNo
15. ZONING PROVISIONS

EXISTING BY-LAW PROPOSED
PROVISIONS
TYPE OF BUILDING/STRUCTURE Single detached dwel | Single detached dwel | exist.house & det. garage |
SETBACK FROM FRONT LOT LINE 12.7 ft 19.6 ft 331t
SETBACK FROM REAR LOT LINE 130 ft - 125 ft
SETBACK FROM SIDE LOT LINE 2.4 ft 321t 24 ft
SETBACK FROM SIDE LOT LINE 3.21t 3.2t 3.2 ft
HEIGHT OF BUILDING/STRUCTURE one and half storey 16.4 ft 16.4 ft
DIMENSIONS OR FLOOR AREA 1812 sq ft 801 sq ft 1492+875+160= 2367 sq ft
PARKING SPACES 2 2 2
LOT COVERAGE 15.9% 40 % 19.33 %
16. SERVICING - ROAD ACCESS
COMMON NAME OF ROAD EXISTING PROPOSED
a. OWNERSHIP unicipality v Y
Crown
Ministry of Transoortation
Ccunty
Private
b. MAINTENANCE i.  Municipality v v
Unassumed Muricipa' Road
Ministry of Transportation
Ccunty
Private or Right of Way
Ncns
ii. [Seasonal
Y ear-Round
c. WATER ACCESS: |if the proposed access is by water, pleas= describe the nearest public boat launching and car parking facility.

How far is it from the property, and what facilities are there?

Please also show on key plan portion of the sketch map.
d. OTHER ACCESS (Specify)

17. SERVICING - WATER EXISTING PROPOSED
Water Supplied By: unicipality v v
|_ocal Services Board
Private: Well, Lake or Communal (Specify) : D
18. SERVICING - SEWAGE EXISTING PROPOSED
Sewage System Supplied By: Municipality v v
|_ozal Services Board
Private: Septic, Fit, Chemical (Specify) [ ] [ |
19. SERVICING - STORM DRAINAGE EXISTING PROPOSED
Storm Drainage Supplied By: [Municipality v v
Sewers
Ditches
Swa es
Otner: (Specify) ':] l:]

20. OTHER DOCUMENTS (as specified below)

Revised Oct.2014 Page 2 of 4 [minvar.appl]



PART “B”

ketch Accompanying Application
[See Information Below denoting requirements.

SCALE: 1:400
/———NORTHEAST CORNER OF
/ PROPOSED BUILDING TO
BE LOCATED AT NORTHEAST
CORNER OF EXISTING
BUILDING TO BE REMOVED. |

DIMENSION ARE IN METRES
AND CAN BE CONVERTED
INTO FEET BY MULTIPLYING
BY 3.281

The above sketch should include the following:

i.  The boundaries and dimensions of the subject land.

ii. The location, size and type of all exiszing and proposed buildings and structures on the subject land, indicating the
distance of the buildings or structures from the front yard lot line, rear yard lot line and the side yard lot lines.

iii. The approximate location of all natural and artificial features on the subject land and on land that is adjacent to the
subject land that, in the opinion of the applicant, may affect the application. Examples include buildings, railways,
roads, watercourses, drainage ditches, river or stream banks, wetlands, wooded areas, wells and septic tanks.

iv. The current uses on land that is adjacent to the subject land.

v. The location, width and name of any roads within or abutting the subject land, indicating whether it is an unopened
road allowance, a public travelled road, a private road or a right of way.

vi. If access to the subject land is by water only, the location of the parking and docking facilities to be used.

vii. The location and nature of any easement affecting the subject land.

Revised Oct.2014 Page 3 of 4 [minvar.appl]



IAFFIDAVIT (This affidavit must be signed in ihe presence of a Commissicner)

Dated at the Toum of —Haneovey

this 28 day of Auon b ,2026 .

IWe, _STEUVED AL 7000 /i [UQ; yAL % of the Thurn of
A auntanin” in the Coﬁhty/Districthagional Municipality of éWvL

T

do solemnly declare that all the statements contained in this application are true, ancf] I/'We make this solemn
declaration conscientiously believing it to be true, and knowing that it is of the same force and effect as if
made under oath and by virtue of the CANADA EVIDENCE ACT.

DECLARED before me at the

/oun) of _ HRNiIER
In the CouOTY
of GReV
this __ 20 dayof __A4HMs 145 T .20 2.o2-

Vicki McDonald, a Commissioner, etg.,

County of Grey, while Clerk of the
Corporation of the Town of Hanover,

St ot bt S et Nt

AUTHORIZATION FOR AGENT/SOLICITOR TO ACT FOR OWNER

If this application is made by an agent or solicitor on behalf of the landowner, the owner's written
authorization must be included. Without such authorization, the application cannot be considered. If
surface and subsurface rights are held by different parties. toth signatures are required.

I'We , Owner(s) of the lands as described in this application
and known as of the of
in the of do hereby authorize

to act as my Agent/Solicitor for this application.

Signature of Owner(s) Date

Signature of Owner(s) Date

Personal information on this form is collected under the authority of the Planning Act, RSO 1990, Chapter P. 13,
as amended, and will be used to assess applications for Minor Variances to the Zoning By-Law for the Town of
Hanover. Questions about this collection should be directed to the Chief Building Official/Planning
Administrator, Town of Hanover, 341 10th Street, Hanover, Ontario N4N 1P5 Phone (519) 364-2780.

Revised Oct.2014 Page 4 of 4 [minvar.appl]









































































































4.4 Town of Hanover Official Plan

The Town of Hanover Official Plan (“Official Plan”) was adopted by Hanover Council on
August 11, 2014, and was approved by the County of Grey on February 16, 2016, and came
into effect on March 18, 2016. The purpose of the Official Plan is to provide a long-term
strategy for managing growth and development within the Town of Hanover within the
planning horizon of the County of Grey Official Plan. The goals, objectives and policies
contained in this Official Plan are intended to guide the decisions of the public authorities
and private interests to maintain livable and attractive communities.

The Site is designated Large Format Commercial and Residential with the Regulated Area
overlay on Schedule A — Land Use (Figure 8) and Significant Woodlands on Schedule B —
Constraints (Figure 9). The Proposed Development seeks a refinement of the limits of the
Large Format Commercial Designation and the Residential Designation while maintaining
the intent of the Official Plan as provided in the Official Plan. Part B — Interpretation provides
policy direction as follows:

B1.1 All lands within the Town of Hanover have been placed within one or more land use
designations on Schedule A to this Official Plan

B1.2 The boundaries between the land use designations shown on Schedule A are to be
considered approximate, except where they coincide with roads or clearly defined
geographical boundaries.

B1.3 It is the policy of the Town that an Official Plan Amendment shall not be necessary to
make minor adjustments to the land use boundaries, provided that the general intent of the
Plan is maintained.

The Proposed Zoning By-law Amendment will provide the implementation of the intent of
the Official Plan wherein a large format commercial block is maintained, and a high-density
residential block is included within a portion of the area currently shown as Large Format
Commercial this is to be accommodated through site-specific zoning approvals for
additional uses to the Large Format Commercial (C3) Zone.

Planning Justification Report | 853 Grey Road 28, Hanover 25
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Figure 8 — Town of Hanover Official Plan Schedule A — Land Use
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Figure 9 — Town of Hanover Official Plan Schedule B — Constraints
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Residential Policies

Section D2 of the Official Plan outlines the policies for Residential lands. Policy D2.3.1
outlines the permitted uses and states that the predominant use of land within the
Residential designation shall be residential dwelling units. The types of dwelling unit
permitted shall include [...] medium density housing such as triplexes, quadraplexes and
townhouses and high-density housing such as apartments. Policy D2.4.1 states that a wide
range of housing types and densities shall be permitted within the Residential designation,
subject to the policies in this Plan. Policy D2.4.2 states that new residential development
shall be serviced with municipal water and sanitary sewer. Policy D2.4.3 states that new
residential development shall occur by intensification, infilling and expansion.

Conformity. The Proposed Development intensifies the Site and includes the
construction of a six-storey, 87-unit apartment building and 20 townhouse
blocks containing 90 dwelling units, for a total of 177 dwelling units. These
uses are classified as high- and medium-density uses, respectively, which
are permitted in the Official Plan. The Proposed Development will utilize
existing municipal water and sanitary sewer services.

Policy D2.4.4 states that residential development through intensification shall be
encouraged to represent 10% of the new residential dwellings being established within the
Town. Policy D2.4.5 states that the residential portion of all subdivisions, condominiums or
multi-unit/multi-lot developments shall provide a density of no less than 25 dwelling units
per net hectare.

Conformity:  The Proposed Development intensifies the Site by adding 177 dwelling units,
which contributes to the Town’s target of ten percent of new residential
development being brought forward through intensification. The Proposed
Development contemplates a density of approximately 23.35 units per net
hectare, however this is inclusive of 1.68 ha of non-developable hazard
land/significant woodlot. When the density is reviewed on the basis of the
developable land area a density of 30 units per hectare is provided, which
exceeds the Town’s minimum requirement for multi-unit developments.

Policy D2.4.17 of the Official Plan outlines the Medium and High-Density Residential
Policies, and Policy D2.4.17(d) states that medium density residential housing is strongly
encouraged within the Residential designated areas of Hanover, and will likely be required
in most new multi-lot or multi-unit developments in order to achieve the minimum density
requirement of this Official Plan. High density residential housing shall also be encouraged,
in appropriate locations.

Planning Justification Report | 853 Grey Road 28, Hanover 28
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The Proposed Development includes the construction of 20 townhouse
blocks containing 90 dwelling units total, which are classified as a medium-
density use, as well as a six-storey apartment building, containing 87-units,
which is classified as a high-density use. The apartment building has been
sited to ensure compatibility with adjacent low-density residential uses to the
south and to the west of the Site, whereby the Large Format Commercial
block provides additional buffering between the apartment building and the
uses to the south.

Conformity:

Policy D2.4.17(e) states that the following shall also be taken into consideration when

reviewing the appropriateness of a new medium or high density development:

# Requirement:

i. The proposed use shall generally
be compatible with existing uses
in close proximity of the subject
lands. The word “compatible”
does not necessarily mean the
same as or similar to existing
nearby  built  form. Being
compatible shall mean that the
proposed use can co-exist with
the existing nearby built form
without causing undue adverse
impacts with regard to dwarfing of
buildings, shadowing, existing
views, increased noise, traffic, etc.

ii. Adequate buffering, landscaping
and building setbacks shall be
provided to protect the privacy of
the adjacent residential
properties.

Conformity:

The proposed apartment building is sited along
the north of the Site, away from the low-density
residential uses to the south and to the west of
the Site. The apartment building will provide
sufficient on-site parking and setbacks that are
in compliance with the Zoning By-law. The
Large Format Commercial block is located
south of the proposed surface parking lot for the
apartment  building,  providing  additional
buffering between this building and these low-
density residential uses to the south. The
commercial block, when developed will be
subject to site plan approval and appropriate
considerations for compatibility will be further
reviewed through that process.

A Landscape Plan has been prepared by GSP
Group Inc., which provides adequate
landscaping and amenity space around the
proposed apartment building. The apartment
building meets and exceeds the minimum
required setbacks of the Residential Type 5 (R5)
zone, ensuring sufficient separation is provided
between the apartment building and adjacent
residential properties.
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iii. The roads in the area shall have
the ability to handle the expected
traffic increase. Medium and high
density housing will generally be
encouraged to locate in areas
near arterial or collector roads in
order to minimize  traffic
congestion and facilitate access to
commercial areas.

iv. Municipal water and sanitary
sewer capacity shall be available
to service the proposed
development.

v. Adequate off-street parking shall
be provided to serve the proposed
development.

A Transportation Impact Study has been
prepared by Paradigm Transportation Solutions
Ltd., which confirms that the development be
considered for approval as proposed with no
conditions related to off-site transportation
improvements.

A Functional Servicing and Storm Water
Management Report has been prepared by
KWA Site Development Consulting, which
confirms that the Proposed Development can be
adequately serviced in consideration of the
proposed Zoning By-law Amendment.

The proposed apartment building contemplates
140 parking spaces, provided at a rate of 1.61
spaces per unit, which exceeds the Town of
Hanover Comprehensive Zoning By-law 2519-
15’s requirement of 1.0 spaces per unit.

44.2

Policy D2.4.17(f) states that the design of the medium and high density development shall
take into consideration: the height, bulk and siting of buildings shall achieve harmonious
design and integrate with the surrounding area (i), appropriate open space, landscaping
and buffering shall be provided on site to maximize the privacy and enjoyment of the
residents residing on the property and to minimize any potential impact on adjacent lower
density uses (ii).

Conformity:  Please refer to the Urban Design Brief in Section 5.0 of this Report.

Large Format Commercial Policies

Section D5 of the Official Plan outlines the Large Format Commercial Policies. A portion of
the Site is designated Large Format Commercial, and per the submitted site plan, the
southwestern corner of the Site is contemplated for commercial uses. This area is reflected
in the proposed Zoning By-law Amendment as Large Format Commercial (C3) Zone.
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Large Format Commercial uses are those which are not suited to locate within the
downtowns due to their size and/or nature but are supportive of the general commercial
needs of the residents of the Town, neighbouring communities and visitors to the area.

Policy D5.3.1 of the Official Plan identifies the permitted uses within the Large Format
Commercial Designation, and states that those uses which are not compatible with the
compact nature of the downtown areas due to space and parking demands. Permitted uses
shall include, but are not limited to, automotive uses, restaurants, motels, garden centres,
building supplies, home improvement stores, grocery stores and large scale retail
establishments. A day nursery serving the employees of a principal use shall also be
permitted as an accessory use.

Policy D5.4.1 of the Official Plan prescribes a minimum floor area of 186 square metres,
and Policy D5.4.2 prescribes a maximum floor area of 2,787 square metres, which can be
exceeded through the completion of a retail market study.

Conformity. ~ While the commercial component of the Proposed Development has not
been finalized, the size of the commercial block will support commercial uses
that will be greater than the prescribed minimum floor area of 186 square
metres and less than the prescribed maximum floor area of 2,787 metres.
Conceptually at this time it is anticipated that two commercial units will be
provided with an estimated building area of 464 square metres, respectively.
The future commercial block will be subject to a future Site Plan Approval
application where these details will be further refined and confirmed.

Policy D5.4.3 of the Official Plan states that adequate off-street parking, loading spaces and
appropriate landscaping shall be provided, as required in the Comprehensive Zoning Bylaw,
and that the provision of parking at the rear or side of the building shall be encouraged
where possible such that the commercial building can be constructed closer to the road,
thereby creating a more attractive streetscape. In all instances, landscaping shall be
required between any commercial use of parking areas and the adjacent road. Policy D5.4.4
states that access points to the parking areas shall be limited in number and designed to
minimize danger and inconvenience to vehicular and pedestrian traffic. Shared entrances
and service roads shall be encouraged.

Conformity: As noted previously, the commercial component of the Proposed
Development has not been finalized, however, to minimize accesses on Grey
County Road 28, access to the commercial block will be provided along a
road internal to the Site, and parking will be sited to be at the rear of these
uses, as well as to the rear of the townhouse blocks to the east of the future
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commercial block, to ensure an attractive streetscape. Parking areas will be
appropriately screened with landscaping. The future commercial block will
be subject to a future Site Plan Approval application where these details will
be further refined and confirmed.

Policy D5.4.5 of the Official Plan states that adequate buffers between Large Format
Commercial development and adjacent non-commercial uses shall be provided in order to
minimize potential land use conflicts.

Conformity: ~As noted previously, the commercial component of the Proposed
Development has not been finalized and will be subject to a future Site Plan
Approval application where these details will be further refined and
confirmed. The size of the commercial block and associated C3 Zoning
provide sufficient room for a contemporary commercial development in
compliance with the necessary zoning regulations for commercial
development.

Environmental Policies

Section E1 of the Official Plan outlines the Environmental Policies. The Site contains
Significant Woodlands, which are required to be protected by the Provincial Planning
Statement and the County of Grey Official Plan (Policy E1.1.1(g)). Policy E.1.1.3 states that
several areas of Significant Woodlands are situated within Hanover and are identified on
Schedule B to this Official Plan. The policies for Significant Woodlands are as follows: no
development or site alteration shall occur within Significant Woodlands or their adjacent
lands unless it has been demonstrated through an Environmental Impact Study, in
accordance with Section E1.2, that there will be no negative impacts on the natural features
or their ecological functions. The “adjacent lands” are defined as lands within 120 metres of
the Significant Woodland.

Conformity:  The Site contains a Significant Woodland, including the SVCA'’s associated
Regulation Limit, on the east side of the Site. The Proposed Development
respects the required six-metre setback from the Hazard Lands identified on
the Site and further provides a 156m setback from the Significant Woodlands.
The implementing Zoning By-law zones the buffer area and natural hazard
and natural heritage features as Hazard (H) zone to ensure limits of
development are clearly defined. Given the identified limits of development
and the provision of a buffer to the significant woodlot, the Proposed
Development is not anticipated to cause any negative impacts on the natural
features or the ecological functions of these lands.
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4.4.4 Town of Hanover Official Plan Summary

4.5

The Proposed Development conforms to the Official Plan as it intensifies a vacant site within
the Primary Settlement Area by adding 177 dwelling units, consisting of medium- and high-
density residential typologies, at a density that exceeds the Town’s minimum requirement
for multi-unit developments and contributes to the Official Plan’s intensification target of ten
percent new residential development occurring through intensification. As permitted through
the interpretation policies of the Official Plan the Large Format Commercial area of the
Development will be refined in the zoning by-law and a residential component will be
introduced along the 24" Avenue Site frontage.

The Proposed Development will utilize existing municipal water and sanitary sewer services,
and the apartment building is sited to ensure compatibility with adjacent low-density
residential area. The Zoning By-law Amendment respects the required setbacks to the
Significant Woodlands and the Hazard Lands and ensures the protection of the natural
features and the ecological function.

Town of Hanover Comprehensive Zoning By-law 2912-15

The Site is currently zoned “Large Format Commercial (C3),” “Future Development (D),”
and “Hazard (H)” with a Regulated Area overlay in the Town of Hanover Comprehensive
Zoning By-law 2912-15 (“Zoning By-law”) (Figure 10). The Subject Application seeks to
introduce site-specific permissions to the C3 zone to permit the proposed apartment building
and to rezone the east part of the Site to “Residential Type 4 (R4)” to facilitate the
construction of the proposed townhouse dwellings. The area of the Site zoned Hazard (H)
will remain. The zoning of the associated parcel at 741 24" Avenue will remain Large Format
Commercial (C3) zone (Figure 11).

The site-specific permissions to be added to the C3 Zone are reflective of the Residential
Type (RS) Zoning regulations. With the exception of building height all of the regulations for
the R5 Zone will be achieved with the proposed apartment building.

Below is a zoning compliance chart of the Proposed Development. Table 1 reviews the
Apartment Building to the R5 Zone Regulations (which are to be carried forward as a site-
specific regulation in the C3 Zone for this area of the Site) and Table 2 reviews the
Townhouses to the R4 Zoning Regulations:
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Table 1 - Residential Type 5 (R5) Zoning (Apartment Building)

(Regulations to be added as site-specific to C3 Zone)

Regulation Required Provided Conforms (Y/N)
Uses Permitted: Apartment Dwelling | Apartment Dwelling Y
: _ 98.4 metres
Min. Lot Frontage: 30.0 metres (County Rd. 28) Y
Minimum 846

square metres plus
Min. Lot Area: 100 square metres 1.52 ha Y

for every dwelling

unit above 4 (9,146

square metres)
th
Min. Front Yard: 7.5 metres 14.0 metres (24 Y
Avenue)
Min. Interior Side 12.26 metres (to
) 6.0 metres north property Y
Yard:
boundary)

Min. Exterior Side 7 5 metres N/A N/A
Yard:
Min. Rear Yard: 10.5 metres >10.5 metres Y
Min. Floor
Area/Dwelling Unit 51.0 square metres >51.0sq.m Y
(One Bedroom):
Min. Floor
Area/Dwelling Unit 62.5 square metres >62.5sq.m Y
(Two Bedroom):
Max. Lot Coverage: 40.0 percent 10% Y
Max. Building Height: 12.0 metres 20.0 metres N
Min. Landscaped 35.0 percent > 40.0% Y

Open Space:
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General Regulations

Min. Required . . .
Parking (Multi-Family 1.0 per dwelling unit 1.61 per dwelling

. . Y
Apartment): (above 20 units) (87) unit (140)

On any property
where more than 20
parking spaces are
required by this By-

law, the required
number of parking
spaces shall include

the provision of
designated
accessible parking
spaces for the use 3 provided Y
of physically
disabled persons in

the amount of 1
barrier-free parking
space for the first

required 20 parking
spaces plus 1 space
for each additional
100 parking spaces.
(1 space required)

Min. Required
Barrier-Free Parking:

For apartment
buildings, required
parking may be
permitted in the
interior side yard or
rear yard.

Required Parking
Area Permitted

Interior Side Yard Y
Location:

Every off-street
parking space shall
Min. Parking Space | have dimensions of | 280 metres by 6.0
Dimensions: not less than 2.8
metres in width or
less than 6 metres in
length, excepting

metres
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however that parallel
parking spaces shall
have a minimum
width of 3.9 metres
and a minimum
length of 6.7 metres.

Min. Drive Aisle
Width:

Notwithstanding
6.13.10.1 above, the
parking space shall
be not less than 3.0
metres in width
where it is accessed
by a drive aisle
having a width of
less than 6.7 metres
or 3.3 metres where
both sides of the
parking space is
obstructed. The side
of a parking space is
considered
obstructed when a
fixed object such as
a wall, column,
bollard, fence or
pipe is located within
0.3 metres of the
side of the parking
space, and is more
than 1.0 metre from
the front or rear of
the parking space.

Drive aisle 6.7
metres wide
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Table 2 - Residential Type 4 (R4) Zoning (Townhouse Dwellings)

Regulation Required Provided Conforms (Y/N)
. . Townhouse
Uses Permitted: Townhouse Dwelling . Y
Dwelling
Min. Lot Frontage: 30.5 metres >30.5m Y
Min. I.'Ot Ar(?a (per 270 square metres >270 sq. m Y
dwelling unit):
Min. Front Yard: 6.0 metres 6.0m Y
Min. Interior Side 4 5 metres 45m v
Yard:
Min. Exterior Side 4.0 metres 4.0m v
Yard:
Min. Rear Yard: 10.5 metres 10.5m Y
Min. Floor Area/Unit 51 square metres >51sq. m Y
Max. Lot Coverage: 40.0% 40 % Y
Max. Building Height: 10.0 metres 10m Y
Min. Landscaped 30.0% 30 0% v
Open Space:
General Regulations
Min. Required . . . .
Parking (Townhouse) 2.0 per dwelling unit | 2 per dwelling unit Y
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Figure 10 — Town of Hanover Comprehensive Zoning By-law Schedule A — Zoning Map
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5.1

5.1.1

5.1.2

51.3

5.2

Urban Design

Design Policy and Guideline References

Grey County Official Plan

The Site is designated as “Primary Settlement Area” in the County of Grey Official Plan on
Schedule A — Land Use Types and is further designated as “Significant Woodlands” on
Appendix B — Constraint Mapping. The Primary Settlement Area designation permits a full
range of residential and commercial land uses.

The Grey County Official Plan does not contain any urban design policies or guidelines that
are applicable to the Site and the Proposed Development.

Town of Hanover Official Plan

The Site is designated as “Large Format Commercial,” “Residential,” and “Hazard” with the
Regulated Area overlay on Schedule A — Land Use and is further designated as “Significant
Woodlands” on Schedule B — Constraints. The Large Format Commercial designation
permits a full range of large-scale commercial uses which generally include automotive
uses, restaurants, motels, and garden centres, among other uses. A portion of the Large
Format Commercial designation will be maintained to accommodate a future commercial
use on the Site. The Residential designation permits a full range of housing options,
including medium-density housing options such as townhouses and high-density housing
options such as apartment buildings. The Hazard and Significant Woodlands designations,
along with the Regulated Areas overlay are to be maintained as the Proposed Development
complies with its associated required setbacks.

The Town of Hanover Official Plan does not contain any urban design policies or guidelines
that are applicable to the Site and the Proposed Development.
Urban Design Guidelines

The County of Grey and the Town of Hanover do not have any applicable urban design
guidelines.

Urban Design Commentary

This Urban Design commentary provides an overview of the proposed apartment building
(“Proposed Apartment Building”). Analysis of the urban design considerations for the
proposed townhouse block can be completed during Site Plan Approval for the townhouse
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5.2.1

5.2.2

block, which is proposed to be during Phase 2 of the Proposed Development, according to
the Preliminary Phasing Plan illustrated on Figure 7.

The Proposed Apartment Building is six storeys in height and contains 87 dwelling units.
The Proposed Apartment Building contains a mixture of one- and two-bedroom units. The
ground floor will contain amenities such as a bicycle storage locker, three storage locker
rooms, a gym and a lounge. Around the exterior of the building to the east, an amenity area
and patio is provided. There are 140 parking stalls associated with the Proposed Apartment
Building, provided at a rate of 1.61 spaces per unit, which includes 3 barrier-free parking
spaces and six parking spaces dedicated to electric vehicles, with servicing for an additional
8 future EV parking stalls. One loading space is provided adjacent to the building’s entrance.

Building Positioning

The Proposed Apartment Building is positioned at the northwest corner of the Site, setback
12.26 metres from the northern (side yard) lot line, 14.00 metres from the western (front) lot
line, and directly north of the proposed surface parking lot. These setbacks, as well as on
the front (south) and side (east) facades accommodate private balconies/patios associated
with individual units, which are permitted to encroach into the setback.

Directly east of the proposed apartment building is an amenity area and patio, which will
contain a pergola, seating and passive recreational open space.

Building Scale and Massing

The Proposed Apartment Building is six storeys in height in total, with an overall height of
18.60 metres. The building is rectangular in shape, measuring approximately 18.77 metres
in width by 80.91 metres in length. The Proposed Apartment Building is considered a mid-
rise building, and its building height does not warrant a defined podium and tower portion

Access to the entire Site is provided through two proposed access points, in alignment with
the County of Grey’s Official Plan policies on site access, with one being an extension of
25" Avenue into the Site and the other being a new site directly access from 19" Street into
the Site. Currently, the parcel which would facilitate access to the Site has been conveyed
to the County of Grey.

The Proposed Apartment Building has been sited to provide maximum compatibility with
adjacent residential uses to the south, west, and north, being located away from these low-
density uses. The uses to the south are further buffered by the proposed surface parking
lot and the Large Format Commercial Block, which will eventually provide a transition in
height between the Proposed Apartment Building and the low-density residential uses.
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5.2.3

524

Appropriate transition is provided from the Proposed Apartment Building to the low-density
residential uses to the west of the Site, including the 14.0-metre setback to the western
(front) lot line, as well as further separation provided by the 24" Avenue right-of-way. The
Proposed Apartment Building has been sited to provide appropriate separation to the single-
detached dwelling to the north, with it being located directly adjacent to this dwelling’s
existing driveway, away from the dwelling itself.

The Proposed Apartment Building is designed to create a comfortable, safe, and engaging
pedestrian environment. This is established through the inclusion of at-grade amenities,
such as the amenity area/patio and pergola, as well as interior amenity space such as a
bicycle storage room, which supports active transportation, three storage locker rooms, a
dog wash, a gym and a lounge. The outdoor amenity space/landscaped area is discussed
further in Section 5.4.7 of this Brief.

Parking

Parking is provided through a surface parking lot which is directly south of the Proposed
Apartment Building and north of the proposed extension of 19" Street. The surface parking
lot contains five north to south rows of parking, as well as parking spaces adjacent to the
building at the north and along the southern area of the parking lot. In total, 140 surface
parking spaces are provided at a rate of 1.61 spaces per unit, including three barrier-free
parking spaces, and six electric vehicle parking spaces, located adjacent to the Proposed
Apartment Building, proximal to the building’s entrance.

Bicycle parking is proposed to be provided inside the building in a bicycle storage room.
The exact amount of bicycle parking has not been determined and will be finalized during
Site Plan Approval. Exterior bicycle parking will also be provided.

Access and Circulation

Two vehicular access points are provided to the parking lot, both along the southern portion
of the parking lot, with one connecting directly to a parking aisle and one connecting to the
drive aisle along the north of the parking lot. A central walkway is provided in the parking lot
which connects the Proposed Apartment Building to 24" Avenue and includes crosswalks
across parking aisles to ensure pedestrian comfort and safety to minimize potential conflict
with vehicles. The pedestrian circulation route provides direct access to the move-in
corridor, bicycle storage room, vestibule/mail room, an exit corridor, and the amenity
space/patio to the east of the Proposed Apartment Building. Additionally, the loading space
associated with the building is provided along the northern side of the parking lot, directly
adjacent to the vestibule/mail room and within close proximity to the move-in corridor.
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Vehicular and Pedestrian Circulation Diagram
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5.2.5 Service and Loading Areas

One loading area is provided at the front of the building, adjacent to the main entrance/mail
room. A move-in room is provided adjacent to the west of the entrance vestibule, which
provides for easy access to the central elevator.

Three garbage bins are provided at the northwest corner of the surface parking lot. This
garbage location has been chosen to allow for efficient garbage collection, allowing for
garbage trucks to utilize the parking aisle to the south of the garbage collection area for
egress, minimizing reversing and potential conflicts with pedestrian and other vehicles.

5.2.6 Streetscape Design

The Proposed Apartment Building is oriented toward the north of the Site, with the surface
parking lot being located between the building and its associated internal road (19" Street
extension). This surface parking lot accommodates the Proposed Apartment Building’s
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5.2.7

5.2.8

required parking, garbage collection area, loading space, and pedestrian circulation route,
as well as individual private balconies and patios associated with individual respective units,
providing a strong visual and functional connection between the building and the public
realm while ensuring that appropriate separation distance is provided between the
Proposed Apartment Building and adjacent low-density residential uses.

The proposed amenity area/patio is located to the east of the Proposed Apartment Building,
which is connected to the surface parking lot through the pedestrian sidewalk network.

Landscape Plan and Amenity Area

A Landscape Plan has been prepared by GSP Group Inc. for the Proposed Apartment
Building. The proposed amenity area/patio contains benches, a pergola, shrubbery,
perennials, and trees, creating an urban room while ensuring natural surveillance can occur
site-wide. Extensive landscaping is provided around the south (front) and east (side) of the
building and includes shrubbery, perennials, and trees. Additionally, benches, a waste
receptacle, and short-term bicycle storage (bicycle rack) is provided adjacent to the building
entrance.

Around the rear (north) and west sides of the Proposed Apartment Building, extensive tree
plantings are provided to provide further buffering between the Proposed Apartment
Building and the adjacent low-density residential uses to the north and to the west of the
Site. Within the surface parking lot, trees are provided along the perimeter of the Site, as
well as in select parking lot islands to limit the urban heat island effect while also ensuring
viewpoints and sightlines are maintained.

Architectural Treatment and Materials

A high-quality fagade design is complemented to integrate with and complement the
surrounding neighbourhood. The proposed design reflects key design principles of
contemporary mid-rise apartment design whose fagade emphasizes simplicity and a strong
sense of rhythm through the repetition of balconies and vertical elements.

The facade is articulated through horizontal and vertical projections and recessions,
projecting balconies, and material/colour changes. These articulations create depth and
provide visual interest, helping to break monotony and limit the visual impact of the
building’s overall length. Through the provision of large windows, including sections with
floor-to-ceiling balcony/patio doors and windows, transparency is provided on the first floor
and on upper floors, contributing to the natural surveillance of the Site and “eyes on the
street.” Fenestration follows a regular and symmetrical pattern, which is a characteristic of
the contemporary mid-rise apartment design.
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Balconies are a defining element of the Proposed Apartment Building, contributing to the
aesthetic rhythm as well as the provision of private outdoor amenity space. Balconies
project outward and are lined with metal and glass railings, reinforcing the contemporary
design style. The regular balcony placement animates the fagade and provides
opportunities for natural surveillance and “eyes on the street.” The building’s entrance is
clearly defined with a canopy overhang and large floor-to-ceiling windows.

The material colour palette utilizes neutral colours, ensuring consistency with the materials
and colours of the adjacent low-density residential subdivision to the south and to the west
of the Site.

Building Elevations
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Supporting Studies

This section presents a summary of principal findings and recommendations and is not
intended to replace the other reports and studies submitted. All studies should be read in
their entireties in conjunction with this Planning Justification Report.

6.1  Functional Servicing & Stormwater Management Report — KWA — July 2026
KWA Site Development Consulting Inc. (KWA) were retained by Skydev to prepare a
Functional Servicing and Stormwater Management Report in support the Zoning By-law
Amendment. The Functional Servicing and Stormwater Management Report was prepared
as per requirements of the Town of Hanover and Saugeen Valley Conservation Authority,
as specified in the pre-consultation letter dated December 2025. The report outlines how
the proposed development can be adequately serviced in consideration of the new zoning.
Sanitary Servicing: The FSR concluded that that the sanitary flows generated by the
subject site can be adequately conveyed by the existing downstream infrastructure without
capacity concerns.

Water Servicing: The FSR provides for a proposed on-site water distribution system that
will consist of 200 mm diameter watermains. The existing 200 mm watermain on
19th Street, installed as part of the Cedar Heights West Subdivision, will be extended
into the site along Street A to its terminus near the secondary site access to the
south subdivision. A 200 mm watermain stub will be provided to service the future
commercial retail lands. Future Building A-1 will be serviced by a 100 mm domestic
connection and a 200 mm fire service connection, supplied from the Street A
watermain via a 200 mm connection. The future townhouse block will be serviced
by 200 mm watermains along Streets B, C, and D, connected to the Street A
watermain at Street B.

Stormwater Management: The site is currently vacant and maintained as agricultural land.
Based on the sites topography stormwater runoff generally drains in three separate
directions, northerly to the Saugeen River, to the northwest low point and the
roadside ditch and to the southwest corner and a low point and the roadside ditch.
Stormwater quantity control design has been completed to satisfy the criteria of
controlling post-development peak runoff rates to the pre-development peak runoff
rates. Stormwater quality control has been designed to meet the criteria of providing
enhanced protection levels witch correspond to the removal of a minimum of 80%
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6.2

total suspended solids. Qil/grit separators are proposed in parking lot area runoff
areas.

Transportation Impact Study — Paradigm Transportation Solutions Limited —
July 2026

Paradigm Transportation was retained by SkyDev Hanover LP to prepare a Transportation
Impact Study (TIS) in support of the Proposed Development. The TIS undertook an analysis
of the existing traffic conditions, prepared traffic forecasts for five years beyond expected
project completion and prepared an assessment of traffic impacts along with providing
recommendations for accommodate of the Proposed Development.

The TIS concluded that:

Existing Traffic Conditions: The study area intersections are operating at acceptable
levels of service with no identified critical movements.

Development Trip Generation: The development is forecast to generate 103 weekday AM
peak hour trips, 124 weekday PM peak hour trips and 114 Saturday peak hour trips.

2035 Background Traffic Conditions: The study area intersections are forecast to operate
at acceptable levels of service with no identified critical movements.

2035 Total Traffic Conditions: The study area intersections are forecast to operate at
acceptable levels of service with no identified critical movements.

Access Review: The site access intersection on 24" Avenue and the apartment block
access is forecast to operate at satisfactory levels of service (LOS C or better) under 2035
total traffic conditions. A southbound auxiliary left-turn lane on 24" Avenue at the site access
is not warranted under 2035 total traffic conditions.

Recommendations: Based on the findings and conclusions of the study, it is recommended
that the development be considered for approval as proposed with no conditions related to
off-site transportation improvements. Sight distance at the proposed access on 24" Avenue
should be confirmed through detailed filed measurements during the detailed design and
construction stage, and any required minor adjustments should be implemented, if
necessary.
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Planning Applications

7.1 Zoning By-law Amendment
The Site is currently zoned “Large Format Commercial (C3),” “Future Development (D),”
and “Hazard (H)” with a Regulated Area overlay in the Town of Hanover Comprehensive
Zoning By-law 2912-15 (“Zoning By-law”). The Subject Application seeks to introduce site-
specific permissions to the C3 zone to permit the proposed apartment building and to rezone
the east part of the Site to “Residential Type 4 (R4)” to facilitate the construction of the
proposed townhouse dwellings. The area of the Site zoned Hazard (H) will remain. The
zoning of the associated parcel at 741 24" Avenue will remain Large Format Commercial
(C3) zone (Figure 11).
The site-specific permissions to be added to the C3 Zone are reflective of the Residential
Type (R5) Zoning regulations. With the exception of building height all of the regulations for
the R5 Zone will be achieved with the proposed apartment building.

7.1.1 Residential Type 4 (R4) Zone
Residential Type 4 (R4) Zone to be implemented with no special provisions.

7.1.2 Large Format Commercial — Site-Specific (C3-SP)
In addition to the existing permitted uses in the Large Format Commercial (C3) Zone,
permissions for an Apartment Building reflective of the Residential Type 5 (R5) Zoning
regulations are to be included as site-specific permissions. Further, a maximum building
height of 20m is requested.

7.1.3 Additional Permitted Uses
Notwithstanding Section 6.15 Prohibited Uses an Apiary (roof top beehives) shall be
permitted on site.
Notwithstanding Section 6.15.11 Ground Mounted Solar Panels and Wind Turbines the
placement of solar panels attached to and on top of buildings as well as on parking
structures on site shall be permitted.
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The Proposed Zoning is shown on the figure below:

SCHEDULE ‘A
ZONING BY-LAW AMENDMENT

TO THE
TOWN OF HANOVER
ZONING BY-LAW 2912-15

>

/

[///////]] FROM FUTURE DEVELOPMENT (D) ZONE TO RESIDENTIAL TYPE 4 (R4) ZONE

m FROM LARGE FORMAT COMMERCIAL (C3) ZONE TO LARGE FORMAT
COMMERCIAL WITH SITE SPECIFIC PROVISION (C3-5P) ZONE
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Public Consultation

Upon acceptance and circulation of the application package in support of the Proposed
Development, the Town requires the posting of Notice of Application sign(s) to inform
surrounding property owners of the Proposed Development. GSP Group and SkyDev
commit to post the required signage promptly with a clear, unobstructed view from the street,
and agree to maintain the sign throughout the duration of processing of the applications by
the Town.

GSP Group and SkyDev are agreeable to the scheduling of a Neighbourhood Information
Meeting or open house, if required by the Town, as well as any additional informal public
meeting(s), open house meeting(s) and/or neighborhood meetings required by the Town.

The proposed Zoning By-law Amendment applications requires a Statutory Public Meeting
in accordance with the Planning Act R.S.0. 1990, c. P.13. GSP Group will attend the public
meeting as scheduled by the Town and give a formal presentation regarding the Subject
Application, as well as answer questions from residents, staff, and Councillors. During the
public meeting, contact information for GSP Group will be provided to the public to address
any follow-up questions or concerns.

Finally, GSP Group will provide direct written responses to comments raised throughout the
public consultation process to Town and County staff for their review and consideration prior
to the preparation of a final staff report and recommendations for the Subject Application.
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Conclusion

GSP Group Inc. has prepared a Planning Justification Report in support of a Zoning By-law
Amendment applications at 853 Grey Road 28 in the Town of Hanover. The Proposed
Development consists of one six-storey, 87-unit apartment building as well as 20 townhouse
buildings containing 90 townhouse dwelling units. The Subject Application requests to apply
the R4 and R5 zones with a Site-specific provision to the C3 Zone to implement the R5
Zoning Regulations for an Apartment Building as an additional permitted use and for
building height increase to enable the Proposed Development. This Report has analyzed
the applicable Provincial, County, and Local planning policy and concludes that it is
consistent with the Provincial Planning Statement, conforms to the Grey County Official
Plan, and conforms to the Town of Hanover Official Plan. The planning rationale can be
summarized as follows:

e The Proposed Development and Subject Application are for lands located within the
settlement area of the Town of Hanover

e The Proposed Development and Subject Application will permit a mixed residential
form of development and will maintain Large Format Commercial opportunities.

e The Subject Application will permit a built form that is compatible with the
surrounding land uses and provides for a range of housing opportunities for the
Town of Hanover.

e The Proposed Development can be adequately serviced by existing municipal
infrastructure.

e The Proposed Development maintains a buffer to the natural hazard limits and the
natural heritage (significant woodlands) limits and is not anticipated to cause any
negative effects to these features.

For the reasons stated above and throughout this Report, the Proposed Development
represents good planning and supports the creation of complete communities while
intensifying the Site and ensuring compatibility with surrounding uses.

Brafdon Flewwelling, MCIP, RPP
Development Planning Manager — GSP Group Inc.
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