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May 13, 2022

Guelph City Hall
1 Carden Street
Guelph, Ontario

N1H 3A1

Provided via email only to clerks@guelph.ca
Attention: Mayor Cam Guthrie and Members of Council
Re: Springfield Golf Course

2054 Gordon Street

Council Decision Meeting May 16, 2022

Clair-Maltby Master Environmental Servicing Plan and
Secondary Plan Official Plan Amendment (OPA No. 79)

Thomasfield Homes Limited is the owner of Springfield Golf and Country Club located at 2054 Gordon
Street. Thomasfield Homes is a Guelph-based family owned and operated land developer and home
builder with over 40 years of community building experience in southern Ontario. Founded in 1978 in
Guelph, we have direct knowledge and experience within the local Guelph market and have well
established relationships (in some cases 25 years or more) with local trades and suppliers. Thomasfield
developed and has owned the Springfield Golf Course, (Audubon Certified) located within the Clair-
Maltby Secondary Plan area, since 1988.

Thomasfield Homes has been closely following and been involved in the Clair-Maltby Secondary Plan
process and respectfully requests that Council approve a motion to change the Community Park
symbol on Schedules A, B and D on the Springfield Golf Course property to a Neighbourhood
Park symbol (including changing the underlying land use designation from Open Space and Park
to Low Density Greenfield Residential) and that policy 11.3.7.2 Community Park be deleted as part
of the approval motion of OPA No. 79.
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Some of the reasons for this request to change the Community Park to a Neighbourhood Park and
thereby reduce the area of the park accordingly, are outlined within this letter.

Has the need for a second Community Park been established?

Thomasfield Homes is in agreement with other landowners questioning the need for a second Community
Park within the Clair-Maltby area given that the South End Community Park is located abutting the limit
of the Clair-Maltby Secondary Plan boundary. Since the South End Community Park is the future location
of the South End Recreation Centre, it is our belief that putting the City’s resources toward achieving the
South End Recreation Centre is a better option for the City than creating a second Community Park and
its associated municipal financial obligation within the Clair-Maltby Secondary Plan area. We continue
to question the need for this Community Park within the Clair-Maltby Secondary Plan area. There has
been no analysis provided by the City justifying the need for a second Community Park in this area.

Should the South End Community Park be expanded?

The City’s current Recreation, Parks & Culture Strategic Master Plan 2009 identifies the current South
End Community Park as the only required Community Park for the south end of Guelph. This report
recommends purchasing additional land to add to the existing South End Community Park to
accommodate all of the recommended components of the Community Park.

Monteith Brown prepared the City of Guelph — Recreation, Parks & Culture Strategic Master Plan/South
End Centre Component Study, July 2009. Below are excerpts from this report:

“12. South End Centre (Component Study)
Page 119 OVERVIEW

For some years, the City of Guelph has identified the need for a community facility to serve the
growing South end. The planning for this facility began in earnest with the acquisition of land for
a community park on Clair Road West earlier this decade.  The purpose of this Component Study
is to identify the types of spaces and potential activities that would be a good fit for the South End
Centre, in keeping with the City-wide and community-specific assessment of indoor recreation
infrastructure needs that was undertaken in the Recreation, Parks and Culture Strategic Master
Plan. Input regarding the South End Centre was solicited through several avenues, including
the household survey, stakeholder group survey, and several workshops and open houses. “The
City’s long-term capital forecast has identified approximately $34.7 million in funding for site
preparation and construction of this facility; 90% of this funding is expected to be generated
from Development Charges. Although originally planned to begin construction in 2013, with
facility opening to occur in 2015, the availability of funding may affect timing. While the original
timeframe remains a reasonable target from a ‘needs’ perspective, funding realities will need
to be evaluated during future planning phases for this facility.

The City’s population is forecasted to grow by over 54,000 people by 2031 and a significant
portion of this growth is expected to be accommodated in the City’s south end. South
Guelph also has more families with children (per capita) when compared to East and West
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Guelph, suggesting a greater than average demand for introductory communityJevel recreational
opportunities.”

Page 124 Purchase additional land to the east to provide sufficient space to build a South
End Centre consisting of all of the recommended components (including the twin pad
arena). This option has the potential to cause project delays as negotiation, planning approvals
and/or additional site work may be required.”

Page 124 SITE ASSESSMENT

The proposed site for the South End Centre is within the 16.2 hectare (40 acre) South End
Community Park on Clair Road West at Poppy Drive.

Vehicular access to the site from Clair Road West is good and it is in close proximity to
the Hanlon Expressway and existing neighbourhoods to the north and northwest.”

The City’s current Recreation, Parks & Culture Strategic Master Plan 2009 recommends purchasing land
to be added to the existing Larry Pearson Park. Staff should pursue this option rather than adding a
second Community Park to this area.

Is 10 hectares too large for a Community Park?

Thomasfield Homes is also in agreement with other landowners in Clair-Maltby that if a second
Community Park is located within Clair-Maltby, then the size of the park should be re-evaluated based
on the best practices of other municipalities such as Milton, Hamilton and Ottawa where smaller
Community Parks are the standard. (as noted on page 9 of the previous |DE-2020-17 Staff report)

With respect to the size of the Community Park, on page 8 of the previous IDE-2020-17 staff report it is
confirmed that,

“An example of this vision for a community park is Norm Jary Park (22 Shelldale Crescent) which
has both active and passive uses including three sport fields, a natural area and a variety of other
recreational amenities. The park is 9 ha in size and is co-located beside a community hub and
an elementary school. The City currently has 34 community-level parks and the average size of
our community parks is less than the minimum 10 ha outlined in the OP. The existing
community parks are serving the intended function and through the early stages of the Park and
Recreation Master Plan process there has been no indication that community parks need
to be bigger. Through the Parks and Recreation Master Plan benchmark analysis it is noted that
many other comparator municipalities have community parks policies with a standard size
that is smaller than 10 ha in size. For example, the City of Milton’'s community park minimum
size is 6.0 ha, Hamilton is 7.0 ha and Ottawa is the smallest at 3.6-6.0 ha.”

Monteith Brown prepared the Township of Centre Wellington Parks Recreation & Culture Master Plan
which speaks to criteria related to Community Parks. Excerpts from this report are below:
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Page 19 “Community Park

- may be between 2 to 8 hectares is size but not normally be less than 4 hectares in size to
facilitate efficient complexes of at least 2 athletic facilities.

- Community Parks are intended to serve a greater community or series of neighbourhoods.

- To be situated with appropriate separation to other Community Parks.

- May contain illuminated major sports fields, field houses, indoor recreation facilities and parking.

- To have frontage on an arterial road with a minimum of 100 metres of continuous frontage.

- Where possible to be integrated with Stormwater Management Ponds.

- Where possible will be integrated with natural features and will assist in the conservation and
protection of those features through the design of park program and landscape.

- Where possible include clearly defined entrances to the local trail system integrating trail head
locations into the design of the park.”

Clearly the City’s proposed Community Park of 10 hectares is larger than is needed.

What are the financial impacts of Bill 108 on parkland?

Thomasfield Homes is also in agreement with both the previous staff report and many of the delegations
at the Committee of the Whole March 2, 2020 meeting who expressed concern with potential impacts of
Bill 108 and the ability of municipalities to finance the purchase of parkland going forward. Thomasfield
Homes supports the second motion approved by the Committee of the Whole which allows Guelph to be
responsive to this issue once the impact has been evaluated.

Since the initiation of the Clair-Maltby Secondary Plan process, the Province has approved Bill 108 which
has created financial uncertainty for municipalities as noted on page 16 of the IDE-2020-17 staff report,

“Funding for the purchase of the lands may come from the new community benefit charge (CBC)
or other municipal sources. The province has passed legislation that replaces certain
development charges, parkland dedication and density bonusing revenues with a new CBC.
These are significant revenue streams for the City which are used to the fund growth-related park
acquisition and development, recreation facilities and equipment, parking and library facilities in
the long-term capital plan.

There is a great degree of uncertainty around the future of these revenue streams due to
the provincial development and expected consultation process of the CBC regulations.
There may be fiscal impacts from these changes that cause an increase in property taxes and/or
a reconsideration of the capital plan, including reducing the size and scope of projects or
extending the time horizon of when the project would begin. The fiscal impacts may also result in
revisiting service levels as defined in the Official Plan and Master Planning documents. i

The Watson Fiscal Impact Report states that the city will need to purchase 23 acres for parkland at
market value, in addition to the 59 acres that will be conveyed to the city for free in accordance with
Planning Act parkland by developers within the Clair-Maltby Secondary Plan area. The 23 acres required
to be purchased at market value for parkland is the equivalent area of the Community Park. If the second
Community Park is removed from the Clair-Maltby Secondary Plan the City will not be obligated to
purchase 23 acres of land at market value.

295 Southgate Drive, P.O. Box 1112, Guelph, Ontario NTH 6N3
Phone: (519) 836-4332  Fax: (519) 836-2119  info@thomasfield.com



-5-

What are appropriate locational criteria for a Community Park?

Thomasfield Homes has been following the Clair-Maltby Secondary Plan process and participated where
opportunities have been provided by the City. Twice City staff have recommended that Option 2 be the
preferred location for a Community Park. Staff accommodated Council’s request to undertake additional
community engagement and upon reviewing the findings concluded once again that Option 2 remain the
preferred location for the Community Park. It is fair to state that the owners of the property to the south
of the Springfield Golf Course, the developer who has a portion of their property under contract, as well
as their supporters were in attendance and participated fully in the community engagement process
related to the Community Park.

Council will recall that earlier versions of the Clair-Maltby Secondary Plan included a north south road
connecting the Springfield Golf Course property to the south. The owner to the south lobbied to have
this north south road connection removed from the Clair-Maltby Secondary Plan which leaves the
Springfield Golf Course property isolated from other surrounding properties with its only road connection
provided by Gordon Street. For this reason, Option 1 should not have even been on the list for
consideration as a potential Community Park location. The isolated location of this potential Community
Park should have disqualified it from being considered.

One of the principles discussed through the secondary plan process has been the benefit of locating
Neighbourhood Parks where they can provide recreational greenspace along the high density Gordon
Street intensification and transit corridor. The appropriate parkland for the Springfield Golf course
property is a Neighbourhood Park located in proximity to the high density residential Gordon Street
corridor, not an oversized and isolated Community Park with poor traffic access.

Page 8 of the previous staff report identified the planned future programming of the Community Park as
“a range of active facilities including several sports fields, an intermediate recreational amenity or a large
event space. In addition to an active intermediate facility, the site will also accommodate passive uses
and parking.” This level of programming will result in unacceptable impacts of car travel on local
residential streets if the Community Park is located on the isolated Springfield property. In stark contrast
the Option 2 location recommended by City staff for the Community Park has excellent road access to
Gordon Street, Maltby Road and Victoria Road.

Option 2 for the Community Park location has exceptional visual exposure to the Natural Heritage
System. It also has the distinct advantage of having excellent traffic access to Gordon Street, Maltby
Road and Victoria Road.

The Option 1 location does not meet all of the considerations outlined in section 7.3.2.7 of the Official
Plan, whereas, the Option 2 location meets all of the criteria outlined in section 7.3.2.7 for a Community
Park within the Official Plan.
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Excerpts from the Guelph Official Plan are outlined below;
“Community Parks

Community Parks are designed primarily to provide specialized recreation facilities for use by a
wide segment of the population and serve more than one neighbourhood.

7.3.2.7 The following criteria will be considered in the development of Community Parks:

i) that the site has direct access to an arterial or collector road and is accessible by
public transit;

ii) that the site contains sufficient parking to meet anticipated demand;

i) that the site contains sufficient table land to accommodate the needs of the active
recreation facilities proposed for development;

iv) that the site can be linked, where feasible, to the overall trail network; and

v) that the site consists of between 10-20 hectares in size, depending upon the nature of the

facilities proposed. However, a very specialized facility may be developed on a
smaller site.”

Option 1 (IDE-2020-17) does not have direct access to an arterial or an east west collector road. Public
transit is very unlikely to be provided within the Springfield Golf Course property. Community Parks
require parking because they serve more than one neighbourhood and people drive to them for
tournaments etc. Option 1 is not a reasonable location for a Community Park.

Fiscal Impact Analysis support to change the Community Park to a Neighbourhood Park on the
Springfield Golf Course

The Watson Fiscal Impact Report dated August 20, 2021 states that the city will need to purchase 23
acres for parkland at market value, in addition to the 59 acres that will be conveyed to the City for free
in accordance with Planning Act parkland by developers within the Clair-Maltby Secondary Plan
area. The 23 acres required to be purchased at market value for parkland is the equivalent area of the
Community Park. As has been stated previously, the proposed Community Park is a duplication of the
existing South End Community Park already located to service this part of the city. If the second
Community Park is removed from the Clair-Maltby Secondary Plan the City will not be obligated to
purchase 23 acres of land at market value and the Clair-Maltby Secondary Plan area will continue to be
adequately served by the existing South End Community Park. If the proposed Community Park is
removed from the Clair-Maltby Secondary Plan the financial sustainability of the secondary plan will also
be improved.

Other concerns with OPA 79 include the proposed moraine ribbon. This feature is neither a required
environmental element since the Natural Heritage System features and buffers are already identified and
protected within the Official Plan designation nor is it clearly parkland dedication in the draft secondary
plan policies. The moraine ribbon may be included as trails and parkland and if this is the case it should
be included in the required parkland dedication requirement and be clearly articulated in the policies.
Unfortunately, the moraine ribbon is not located where there are pedestrian and cycling lines of
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travel. The moraine ribbon proposal will result in land needed to provide housing and other uses within
the urban area not being available. Approximately 46% of the Clair-Maltby secondary plan area is
protected as part of the Natural Heritage System. In addition, there will be schools, parks, stormwater
management areas and newly proposed stormwater management overflow areas, and roads which will
all reduce the land available for housing and other urban land uses. The moraine ribbon should not be
included within the secondary plan. Instead, there should be a policy to accept a percentage of the trail
connections as part of the required parkland dedication received by the City.

A Stormwater Capture Area symbol is shown on the subject property. The policies refer to an overflow
area for stormwater which may have the potential to sterilize large areas of land to store stormwater
rather than designing stormwater management facilities to actively treat and infiltrate stormwater.

We are appreciative of the magnitude of work that has been undertaken by the City and the consulting
team over the past 6 years to create the Clair-Maltby Secondary Plan OPA No. 79 and MESP. We have
also participated in what has been an extensive public engagement process.

As documented in meetings, emails and letters to City staff and Council prior to Council making a
decision, we continue to have planning objections to OPA No. 79 related to the proposed Moraine Ribbon,
servicing options, phasing and servicing policies of the MESP and the Comprehensive Environmental
Impact Study. Flexibility has been requested to allow the most effective servicing options to be utilized.
GM BluePlan Engineering Limited provide a servicing brief to the City on behalf of Thomasfield Homes
which was not incorporated into the MESP.

Thank you for the opportunity to provide these comments and consideration of the proposed motion
requesting the Community Park be changed to a Neighbourhood Park as indicated on Page 1 of this
letter.

Please provide a copy of the Notice of Decision for OPA No. 79.

Yours truly,

e/ a

Katherine McLaughlin
Thomasfield Homes Limited

CC. Astrid Clos, Astrid J. Clos Planning Consultants
Angela Kroetsch, GM Blue Plan Engineering
Dave Stephenson, Natural Resource Solutions Inc.
Eileen Costello, Aird & Berlis LLP
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