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Project Name: 1444 Ravelston Ave. W. Re-Development

Introduction
1444 Ravelston Ave. W.(the “Subject Property”) is in Winnipeg’s Peguis Neighbourhoodandis
developed with a single-family dwelling on lands currently zoned “R1-L” and “RR-5” underthe City
of Winnipeg’s Zoning By-law 200/2006(the “ZBL”). The property owner wants to re-develop the
property and cannotrebuild without adhering to the current zoning unless a re-zoning is sought. With
the need for housing,theclientis interested in building four (4) townhouse buildings with a total of 23
semi-detached suites, 3-storeys (~35 ft) in height. This concept requires a re-zoning to “RMF-S”(the
“DASZ”). Asthis process is subject to representation from the public,the property ownerhas
contracted Jennifer Lim (the “Consultant”) of Barnes & Duncan to conducta public engagement. The
objective of the public engagementwasto notify area residents of the concept for redevelopment and
seek their feedback in advanceof formal DASZ application to the Public Service.



Background Information

Peguis Neighbourhood Context (Regional)
The Peguis neighbourhood (“Peguis”) in the Transcona Wardhasan overall population of

around 3,683 persons, or 1,004 persons per square kilometre, making it nearly as populousas
Winnipeg, overall, per square kilometer. The medianageis 36.6 andthe ratio for men and
womenis 1:1. 80% of residents are married couples and almost 60% are families with kids at
home. Nearly 89% speak only English and 0.2% speak only French. Peguisis not given a high
ranking in terms of amenities, but is very well-scored for commute, cost of living, and

employment. The area where the Subject Property is located is family-friendly with numerous
residents and their children walking andplaying in the streets and on sidewalks. Yards are
generally well-kept with someolder properties that have fallen into disrepair. The vast majority,
including the long-standing homestendto display evidentpride-of-place. Neighbours are
friendly and from observations tend to enjoy recreating on the local public reserves and rights-of-
way. Traffic is observed as being generally light with peaks during heavy commutehours.
Perceptionsofsafety are generally good andwill likely improve as construction of new
residences is completed. There is an evolving andstrong sense of community.

Prairie Crocus Context (Neighbourhood)
There are remnantlarge-lot residential developments and the Sumka Brothers Greenhousesthat
originated local development pre-Prairie Crocus; however, the Prairie Crocus subdivisions and
subsequentinfill developments have substantially changed the local character ofthis
neighbourhood.

Prairie Crocus is a community of residential and residential-related use types typically with
shallow front yards to provide a greater sense of community. The setback of the homesgivesthe
feel of a European village, where residents are welcome onthestreets.

Thelocal area is generally bound bythetrain tracks along Concordia Avenue to the North,
Peguis Street to the east, Reenders Drive to the south and Lagimodiere Boulevard to the west.
There are regional commercial nodes in proximity with industrial use types slightly further
afield.

Ravelston Avenue West Context (Local)
The Subject Property is located on Ravelston Avenue West in proximity to Philip Lee Drive. The
next closest intersection is Art Miki Way. Eachoftheseintersectionsis a three-way stop, with
Rayelston Avenue West connecting the local area through to Peguis Street. The nearest road
connecting the Peguis and East Elmwood neighbourhoodsis either Concordia Avenue via Peguis
Street or Almey Avenuevia El Tassi Drive connecting at Art Miki Way.



This area contains three (3) municipal parks (Ray Klassen Park, Tom Nesby Park, and White
Spruce Park) and a greenway system that provides someinterconnectivity with area residences.
Ravelston Avenue Westhas sidewalks on both sides ofthe road for most of the length ofthe
avenue between Art Miki Way to Peguis Street. The northside sidewalk appears to truncate in
and around #1339 Ravelston Avenue West; the southside sidewalk appearsto truncate at #1294
Ravelston Avenue West. Residents walking to Kildonan Place would have a healthy 30-minute
walk each way, 6-minute bike ride, 18-minute bus-ride, or 5-minute drive by vehicle.

Nestor GylywoychuckPark is located at the north-west cornerofthe intersection of Peguis Street
and Ravelston Avenue West. There are three (3) transit stops located at this intersection. The

first is for northbound Peguis Street (Stop #40891); the secondis for southbound Peguis Street
(Stop #40769); and the third is for eastbound Transcona Boulevard (Stop #40911).

These three stops generally offer the #44 Grey (~5:00 A.M.to ~2:00 A.M., M-SAT,~5:00
A.M.to ~12:00 A.M., SUN), the #48 McMeans Express (~5:45 A.M. to ~6:00 P.M., M-F), and

the #89 North Transcona — Kildonan Place (~8:30 A.M.to ~4:00 P.M., M-F, ~11:00 A.M.to

~6:30 P.M., SUN). Mapsofeach route are provided under Appendix “1”.

Subject Property (Site Specific Context)
Rayelston Avenue Westis located along the Subject Property’s north site line. The Subject
Property has 150ft. frontage for sewer and waterandis underthe following influences:

¢ Commercial Adjacent

e Internal Corner

To the east from the Subject Property, along Ravelston Avenue West, is a mixture of newer two-
storey duplex residences, townhouse residences and long-standing single-family dwelling
development. Tothe north along Philip Lee Drive is a mixture of 4-storey apartments andsingle-
family dwellings on lots that generally conform to the “R1-M” zoningdistrict. The adjacent
property to the east (#1430) is a property developed with a single-family residence. #1422 and
#1418 are similarly developed. #1402 Ravelston Avenue Westis developed with 3-storey 2- and
3-bedroom townhouses.

To the west, Ravelston continues westward roughly /% -city-block past the intersection of Art
Miki Wayto a back lane located along the west side of Art Miki Way. At that point, Ravelston
Avenue West dead ends and does not cross Lagimodiere Boulevard to connect with Callsbeck
Avenue. The adjacentproperty to the west (#1454) is a freehold title, recently re-zoned to

“RME-S”to facilitate a re-developmentof the property from single-family to multi-family
townhouse development.

The adjacent properties to the south are properties with direct access to Bill Dance Drive, zoned
and developed for 2-family dwelling development (side-by-sides). There are a total of 6 units



alongtherearlot line. #125 Bill dance Drive has been developed with townhouses. The City of
Winnipeg Property Map showinganair photo is provided under Appendix “2”. Please notethe
air photo is dated and doesnot show existing development on Bill Dance Drive.

Current Development of Subject Property
The property was developed with a 2,292 sq.ft. single-family dwelling in and around 1980, as
indicated by Assessment and Taxation. There are several detached accessory buildings and an
inground poolon the propertyto the rear of the home. There are some maturetrees generally
located near the shared property lines with a few trees situated in behind the home.

Current Assessment of Subject Property
The property is assessed as being 47,993 sq. ft. in site area. For taxation purposes, the property is
underthe property use code: RESSD - Detached Single Dwelling.

Current Zoning of Subject Property
Underthe ZBL,the property is zoned “R1-L” — Residential Single-Family Large Lot and “RR-5”
Rural Residential — 5. The City of Winnipeg Property Map showing the Winnipeg Zoning layer
is provided under Appendix “3”.

The “R1-L” Residential Single-Family — Large Lot zoningdistrict is intended “to accommodate
primarily single-family developmentin lowerdensity areas” (ZBL, pg. 51). The “RR-5” Rural
Residential — 5 zoning district is intended “to provide areas for large-lot rural residential

development, along with limited agricultural uses.” (ZBL, pg. 51).

Single-Family detached developmentis the predominant permitted use type undereachofthese
zoning categories. These zones also give someprovision for care homes,a variety of Public and
Institutional use types, and a variety of related accessory use types.

Proposed Housing Re-Development

Initial Concept - 32 Unit Townhouse
The ownerof the property had prepared a concept of developmentthatinitially sought 32-units
and vetted this proposal with the Public Service through a preliminary application review. After
somerevision to accountfor necessary site considerations, the proposal became 29 townhouse
units. Based on the revised proposal, the Public Service came back with a response:“Thesite
plan lookslike it would be supportableat this point. Granted the changes that have been
proposed, I recommend you touch base with Water and Waste, and with Public Works, to
confirm they have no concerns.” Both departments responded to the proposal with no concerns.



Revised Concept #1- 29 Unit Townhouse
The property owner submitted a DASZ application to the Public Service in and around August

2023, however,said application was formally placed on-hold to conducta limited community

engagementfrom September1-26, 2023 (Community Engagement #1). The purpose of

Community Engagement #1 wasto determineif area residents would generally support a 29-unit

townhouse development and what, if any concerns mightbe raised. The property owner had a

high-level concept for the redevelopment that waspart of the engagementflyer. A copy of the

engagementflyer for Community Engagement #1 can be found under Appendix “4”.

Community Engagement #1
Information for Community Engagement #1 was delivered door-to-doorfor residents that resided

generally within 200 metres of the Subject Property. One hundred twenty-one (121) residences

received the flyer along with a pre-stampedreturn envelopeasking for their response within 2-

weeksof the drop-off date. The Consultant also provided e-mail and telephone contact

information and allowed an additional 10-daysforall mail to be returned from the deadline, prior

to composingan initial Community EngagementReport. A list of addresses that received a flyer

are under Community Engagement #1 found under Appendix “5”.

EngagementStrategy

Our engagementstrategy wasto identify the people and groups who would mostlikely be

affected by our proposal to re-develop and ensure that they had an opportunity to participate. As

such, we distributed flyers to homes generally within 200 m ofthe Subject Property, including

homes along Art Miki Way, Ravelston Avenue West, Philip Lee Drive, Golden Boy Land and

Carol Fletcher Way.

While anyone within 1,000 m can objectto the re-zoning, the property ownerrelied on the

Consultant to identify who would be most affected and to engage them in a meaningful way.

Door-to-door engagementwaspart of the strategy to seek independent feedbackon the proposal

to develop the 29-unit townhouse development.

Using this method would empowerunderrepresented groupsto get involved withoutinfluence

from potential “stronger voices” that may reside in the neighbourhood.It would also personalize

the experience, so that residents could communicate 1:1. Door-to-door made the public

participation opportunity accessible as the flyer contained a variety of ways to communicateplus

it offered a return-mail pre-stamped envelope. The questionnaire on the backof the flyer was

simple and offered a large area (nearly half the page) for resident feedback and or questions.



Feedback

Feedback on Community engagement #1 wasreceived from three (3) persons — 2.5% feedback.

Wedid notreceive any letters in support. Two (2) were in objection. One (1) sought further

information.

The community’s top concern wasthe traffic volumesonthe local street system. Importantly,

we heard from the neighbourdirectly to the east, who ownsa single-family dwelling and had

concerns over the changesin neighbourhood character. The neighbour had concerns with

density, traffic, height, and wantedthe overall concept to be more in-keeping with whatexists.

This owner madeclear that they would object to the proposal. The ownerdid appreciate that the

concept for the internal road and commonparking area was notlocated along the shared property

line, plus they appreciated that there are no windowsonthebuildings facing east.

These owners did not want a development impacting their sense of privacy. They felt concerned

over reduced viewsto the skyline (sunsets) from your residence, as the townhouses are ~35” in

height (3-storey).

Wedid discuss that if the proposed re-developmentwere to be approved that we would like the

neighbour’s inputs on elements ofthe design that might improve your concerns.

Examples mightbe:

e Did you prefer a certain fence style on the shared propertyline?

e Did you wanta certain tree type to be planted onourlot to be planted closeto the shared lot line?

e Did you wantor not want the buildings to be a certain exterior colour?

Weaskedfor these inputs with the intention of sharing them with the property owner and

offering that the property owner’s consideration can be given to what elements the neighbourto

the east might prefer. We did not hear back from this neighbour under Community Engagement

#1. Such feedback from this neighbour was received under Community Engagement#2.

Next Steps

Based onthe level of engagement and type of feedback received, the Consultant recommended a

meeting with the City to discuss the results. We continuedto refine our proposal based on

feedback. We reduce the numberof units and provided additional greenspace; further

recommendation was madeto work with an Architect to produce a sophisticated,timeless

aesthetic.



Revised Concept #2- 23 Unit Townhouse
The property ownerhired Size Architecture to produce drawingsthat would better meet with

guidance provided and increased the overall aesthetic and value of the development. The

proposal was reduced to 22-23 units, side yards were increased, additional greenspace was

provided, and the aesthetic reflected a Scandinavian/Nordic development. A copy ofthe

Architectural Drawings can be found under Appendix “6”.

Community Engagement #2
A secondary community engagement ran from January 19-February 20, 2024 (Community

Engagement #2). The purpose of Community Engagement #2 wasto determine if area residents

would generally support a 23-unit townhouse development and what, if any concerns might be

raised. A copy of the engagementflyer for Community Engagement #2 can be found under

Appendix “7”.

Information for Community Engagement #2 wasdelivered via Canada Post (mail) for twelve

(12)select residents that received the flyer along with a pre-stamped return envelope asking for

their response within 2-weeksof January 19, 2024. One mailer was returned, unopened and two

(2) resident’s emails, in objection, were received — 13.3% feedback. A list of addresses that

received a flyer under Community engagement #2 are found under Appendix “8”.

Extension was granted to the neighbours at #1430 Ravelston Avenue West who soughtfurther

information and detail. Select revisions were madeto the architectural drawings based on their

feedback.

EngagementStrategy

Our engagementstrategy was to conduct a select engagementof the people and groups who

would most immediately affected by our proposal to re-develop and ensure that they had an

opportunity to participate. As such, we mailed flyers to twelve (12) homes. Eleven (11) were

located on the north side of Bill Dance Drive and one (1) was #1430 Ravelston Avenue West.

Individually mailed engagementwaspart ofthe strategy to seek independent feedback on the

proposalto develop the 23-unit townhouse development.

As with Community Engagement #1, we felt that using this method would empower

underrepresented groups to get involved without influence from potential “stronger voices”that

mayreside in the neighbourhood.It would also personalize the experience, so that residents

could communicate 1:1. Mailers made the public participation opportunity accessible as the flyer

contained a variety of ways to communicateplus it offered a return-mail pre-stamped envelope.

The questionnaire on the back of the flyer was simple and offered a large area (nearly half the

page) for resident feedback and or questions.



Feedback

Feedback on Community engagement #2 was received from two (2) persons — 13.33% feedback.

Wedid not receive any letters in support. Two (2) were in objection, including the residentsat

171 Bill Dance Drive and 1430 Ravelston Avenue West. A copy of the feedback is found under

Appendix “9”,

Theresidents at 171 Bill Dance Drive had three (3) concerns. They includedthat:

1. Having a townhousebehind their house would decreasetheir property value.

2. They would beleft without privacy.

3. Thetraffic would increase, and they hadfears for the safety of their child.

Theresidents at #1430 Ravelston Avenue West had concerns. They included that:

1. Development should belimited to two-storey.

Existing mature bushes andtrees on their property may be negatively impacted by the proposed

development.

3. A walkwaybeside their propertyis intrusive.

Privacy issues.

5. Three-point turn areaswill greatly affect their use and enjoymentof our deck and patio area with

vehicle headlights and exhaust fumes.

6. Wouldlike to see a 6.5 fence between ourproperties with stronger, dense materials considered.

Using the 6”x 6” posts and 1”x6” boards.

7. The position and type oflighting to be used and proposedspeciesof trees is also a concern.

They are hopeful that fast growing trees and busheswill be considered.

8. The exterior palette and design,in our opinion, is dark and appearsinstitutional. They wouldlike

to suggest consideration be given to incorporate a burgundytonein placeof dark gray.

-

Response to Feedback

The Consultant forwarded the results of Community Engagement #2 to the property owner for

review and comment. Based on that review we cameup witha list of ten (10) responses to

resident concerns:

1. Property Values

Regarding the concerns brought forward by property owners, the Consultant was notable to

produce resolve for the fear that property value woulddecreasefor the residence on Bill Dance

Gate. From anecdotalaccounts, residential property values tend to increase due to enhanced

residential development of adjacent property.

2. Privacy Reduction

Regarding a fearfor a reductionin privacy, typical means to address concernsfor privacy when

adjacent lands cannot be purchasedincludetree-planting, fencing, screening, and window

treatment(s) on the concernedresident’s property.



3. Street Safety

The concern forthe safety of streets tends to be more an issue of how motorists behave; how the
streetscape can be designed to improve pedestrian safety; and how weunderstandourrights and
responsibilities in public spaces and how thosespacesare regulated andenforced.

4. Height Concerns

Restricting the development to two-storey would place an injuriousrestriction on the property
that is not held elsewhere.In all other non-multi-family residential zones, the maximum heightis
35°0”. While one-storey could be built to this height, it is generally understood that a house with
9-foot ceilings and |-foot floor on a basement with walls projecting 4-5-feet above grade could
result in a three-storey flat-roofed home. As 3570”is permitted as-of-right under the zoning by-
law andas there are no furtherrestrictions for adjacent developmentto adhere to the heights of

existing development, the proposalis in-keeping with zoningprovisions.

5. Impact to Existing Trees on Neighbouring Property

In terms of the concernsfor mature trees in proximity to the propertyline, the developerwill hire
contractorsthat will construct with best-practices in-mind. While there is no guarantee of zero
negative impacts, efforts will be madeto preservetrees andtheir root systems, should they
encroach onto the Subject Property.

One impact we cannotavoid is that the approved post-developmentdrainage design, which must
adhere to City By-laws, mustnot drain onto adjacent property. Therefore, if the Subject Property
currently drains onto the adjacentproperty, this drainage will be restricted post-development.
Equally,if the adjacent property currently drains onto the Subject Property, this drainage will be
restricted post-development, meaning surface water may begin to poolat the shared property
line.

As such, post-development of the Subject property, the neighbourat #1430 Ravelston Avenue
West may needtoirrigate their trees/shrubsto ensure they do not suffer drought, or may need to
introduceinternal drainage onthe lot to ensurethe trees/shrubs do not suffer localized flooding
or cause damageto the fence.

6. Location of Private Shared Walkway (nearest east site line)

In terms of the walkway alongtheeast side of the Subject Property, a shared walkway leading
from each doorstep to the public sidewalk on Ravelston Avenue Westis a requirementofthe by-
laws. There is a winding walkway on the west side, howeverthe private drive interrupts this
internal pedestrian corridor, as such we have provided one on theeastside of the development
for safety and additional means ofaccess. Green space and a fence are placed between the shared
walkwayand the eastsite line. The shared walkwayis situated closer to the townhousesthan to
the eastsite line to afford additional separation from #1430 Ravelston Avenue West.



7. Location of 3-Point Turn (nearest east site line)

Asthe private access point on Ravelston Avenue Westis limited in location, we cannot “flip” the

designto have the private driveway located alongtheeast side line with the three-point turn

arounds on the westsite line.

The 3-point turns are both a functional and safety requirement under regulations administered by

the Public Service. While the typical homeownerwill most-likely use their private driveway for

turnaround, weekly garbage and recycling pick-up vehicles will need a three-point turn around to

safely navigate the proposed development; additionally, EMSandfire rescue vehicles will

require a 3-point turn around to safety navigate the complex. The three pointis not restricted in

its use and could be used byresidents and visitors, despite the likelihood homeownerswill turn

around in their own private driveway.

8. Fence Height and Construction (east site line only)

In response to the request for a 6.5-foot-high wooden fence along the shared propertyline, the

property owneragreed to this revision. The architectural firm updated the site plan, accordingly,

ensuring that the fence meets with specifications of a 6.5 foot high fence built with 6x6 posts and

1x6 boarding placed alongthe property line.

9. Lighting Location and Tree Species

Regarding the lighting, the zoning by-law will prevent the developmentfrom lighting the private

walkways and residential buildings in a mannerthatdirects light onto adjacent properties.

Regarding the selection oftree species, we will follow the city's approved list, however, wewill

request species notlisted to meet with the requests of the adjacent resident who wanted fast

growing,tall trees. This could include columnarpoplar and/or eastern cedartrees. This is not

shownonthe proposedsite plan, but under the development permit will be designed by a related

professional.

10. Exterior Palette

In termsofthe exterior color palette, we noted the suggestion of incorporating a burgundy tone

and forwardedthis to the Architect for review and comment. Professional architect, Alden

Neufeld, provided that burgundy is not typical of the Nordic/Scandinavian exterior colour palette

and tends to be a colour that becomes outdated/dated. Neufeld also warned ofaltering the

architectural design to meet with the aesthetic desires of area resident(s). In general, this type of

public participation leads to projects being piecemealed when the investment is being made by

the property ownerto create a professionally designed development.



Next Steps
After Community Engagement #2 was complete, based on thelevel of public participation

(13.33% is typically considered a reasonable / “good” level of engagement) and based on the

requests for additional information, the Consultant recommendsthe proposal for a 23-unit

townhouse development designed by Size Architecture with revision to include a 6.5 foot high

fence along theeast site line and commitmentto address tree plantings on theeast site line at the

Development Permit stage be remitted to the Public Service with direction to re-start the DASZ.

Asper the City of Winnipeg website, an application can take six to 18 months to complete. Once

the City of Winnipeg has determined an application is complete for circulation, it will be sent to

the Land Development Branchto process and review.

Applications are reviewed for conformity to adopted plans and zoning bylaws.

e Ifan application does not conform to an adopted plan, an amendmentto that plan will be

required before [the application] can be referred for approval.

e A Zoning Development Officer determines if a proposal conformsto relevant zoning

regulations.

e Ifa variance of the zoning regulations is required, it would have to be approved.

e The District Planner provides planning advice on the application, including changesthat

might be recommendedas desirable or necessary to gain approval.

Anapplication is then circulated to concerned stakeholders, such as public utilities and other

City departments, for review and comment regarding what conditions may be necessary for

approval of a [rezoning]. Required conditions may include:

e To allow developmentto take place on proposedlots, the public street or lane bordering

the property may require a widening, upgrading or underground services may need to be

extended, upgradedorinstalled to accommodate a proposed development.

e New public streets and/or lanes within a proposed [development] must be constructed to

current City standards.

e [The developer/property owner] may be responsible for all or part of those costs.

e Ifa proposed development includes existing structures and/orbuildings, [the

developer/property owner] may need to engage the services of a Manitoba Land Surveyor

to prepare a Surveyor's Building Location Certificate for Proposed Subdivisionto assist

the Plan Examination Branch's review for Spatial Separation compliance under the

Manitoba Building Code.

Anapplication may be reviewed by a committee of City officials, known as the Administrative

Coordinating Group (ACG). They may recommend amendmentsto the plan, conditions to beset

on the approval, or reject the proposal.
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e [Developers/ Applicants] can discuss ACG recommendations with appropriate City staff

members. After considering recommendations made by the ACG and/orDistrict Planner,

you have the opportunity to request your application be withdrawn orbe further

processed.

e If [Developers/ Applicants] wish to proceed with an application, a proposed [rezoning]

would be advertised for a public hearing before the applicable Community Committee.

The application must be advertised by publishing the proposal oncein two daily

newspapers with a general circulation in the City andsite posters, 14 days clear of the

day of the public hearing. [Developers/ Applicants] are responsible for advertising costs.

e The chairperson of the ACG and the District Planner each prepare a report with

recommendations, submitted to the applicable Community Committee for consideration,

at whichtime [the developer] or [developer’s] representative may wish to appearto speak

on behalf of [the] proposal and answeranyrelated questions.It is important to note that

there are no further public representations after the public hearing.

Hearingdatesare selected by the Land Development Branch oncethe application review process

is complete. The Branch managesand coordinates the application's review and approval

processes through to completion.

Oncea Public Hearing date is set, the Consultant will advise the property ownerof the Subject

Land andanyoftheir professionals. The regulatory notification process will notify area

residents; however, the Consultant has committed to notifying the owners of #1430 Ravelston

Avenue West and will do-so by way of e-mail seeking confirmation they have received the

notification.

Final Conclusions
The re-developmentof 1444 Ravelston Avenue West into a 23-unit townhouse developmentis

supported, in principle, by the Public Service after preliminary review, and through

communication with other city departments, it is apparent there is capacity for the development

to occur. A rezoning to RMF-Sis suitable to support the proposed development.

A strip of land along the property’s frontage will be acquired by the City as part of the re-

development, to allow for future improvements to the Ravelston Avenue West Public Right of

Way. No further improvementsto the public street system is required as a result of the proposed

development.

The 23-unit townhousewill provide housing options for the community. The overall density has

been reduced to 23-units to afford greater greenspace. Size Architecture has prepared thefinal

drawings based on a Nordic / Scandinavian architectural aesthetic, characterized by simplicity,

functionality, and a deep connection to nature.



Designswith this aesthetic prioritize clean lines, minimalist designs, and neutral colorpalettes,

utilizing wood,stone, and glass. The proposed design seeks to create harmonious environments

that blend seamlessly with the surrounding landscapes, fostering a sense of tranquility and

coziness known as "hygge", (pronounced "hoo-gah").

Thedecision to build with such an aesthetic will make the development timeless and will add-

value to the neighbourhoodasit continues to evolve andinfill.

Weare committed to ensuring thatthe final design aligns with both regulatory standards and,

within reason, take into consideration the impacts to adjacent landownersandthelocal

neighbourhood.Thisis the result of the two (2) community engagements and guidance sought

from the Ward Office.It is our hope that the DASZ application to rezone the Subject Property

will be approved.

Regards,

Jennifer Lim RPP
Director of Planning

Barnes and Duncan — Surveying, Engineering, Planning
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