
Mayor Guthrie and Members of Council: 
 

More than a year and a half ago, I sent the email below raising the question of a 
shortfall of more than $500,000 in the cash-in-lieu for parkland conveyed to the 

City by Tricar for 1888 Gordon. 
 
I never received a response. 

 
A councillor acknowledged verbally at the time that my correspondence had been 

received, but that the Mayor  instructed councillors not to respond to my email: a 
response would be crafted by staff. 
 

That staff response never materialized. 
 

In the past few days I checked in with one of my ward councillors and he does not 
recall ever receiving any further information on this file. Given the substantial sum 
involved, I am at a loss to understand why no action was taken or investigations 

made. 
 

When I read in the Mercury-Tribune about Tricar's request for a parkland credit in 
relation to the 1242-1260 Gordon and 9 Valley Road development proposal, I 

thought back immediately to the 1888 Gordon situation. 
 
While Tricar may consider the books closed on the 1888 Gordon transaction, an FOI 

I executed in January 2019 revealed some further concerning 
information.  Were  the directives of the By-law in force at the time followed?  

 
https://guelph.ca/wp-content/uploads/Parkland_Dedication_Bylaws.pdf  
 

Section 209-4 
 

A cash payment in lieu of conveyance of land for park purposes may be required by 
Council, in accordance with Section 41 of the Planning Act S.O. 1983.  The value of 
cash in lieu shall be determined as follows: 

 
iv) in all other cases, by qualified real estate appraisers appointed by the City 

and in accordance with the rates established in Section 4 (b) of this By-law. 
 
I attach two documents to this email. 

 
1) Excerpts from an appraisal of 1888 Gordon St. prepared by Metrix for Tricar 

2) A copy of the Land Values for Area 5 prepared by the Planning Partnership. 
 
It is clear from the Metrix appraisal that Tricar is the client, not the City.  I would 

also observe that although the document is signed off by a certified appraiser, the 
site visit appears to have been conducted solely by a "Candidate" for the Appraisal 

Institute of Canada. 
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As I outlined in my email more than a year and a half ago, the variance between 
the land value established by Metrix and the area values documented by the 

Planning Partnership is significant.  These area values are captured in Appendix A of 
our Parkland Dedication By-law: 

 
https://guelph.ca/wp-content/uploads/parkland-dedication-bylaw.pdf 
 

The Planning Partnership Land Value document clearly states that it is not intended 
for the valuation of a specific property.  However, the significant variance between 

the land values in the Planning Partnership document  and the specific property 
appraisal conducted by Metrix should have formed the basis for further 
investigation. 

 
Beyond the considerations of this specific development, there are two other serious 

concerns: 
 
Was the practice of allowing developers to retain appraisers rather than having 

them appointed by the City, contrary to the directives of the former By-law, more 
widespread? 

 
Secondly, what oversight, policy and procedures are currently in place to ensure 

that the City, and by extension, citizens, receive the full value of parkland and 
cash-in-lieu to which they are entitled? 
 

In recommendation #35 of the Planning Partnership report, the consultant put 
forward a streamlined approach in which Standard Land Values would form the 

basis for establishing cash-in-lieu.  
 
https://guelph.ca/wp-content/uploads/Consultant-Recommendations-for-Parkland-

Dedication-Bylaw.pdf   
 

These values could be challenged or off-set by a valuation submitted by the 
developer.  This system offered a form of built-in oversight and checks and 
balances for Parkland Dedication.  Unfortunately this recommendation was not 

brought forward by staff for the final version of the By-law. 
 

Throughout the community engagement, members of the public also expressed 
concern about the process proposed by staff of having developers supply valuations 
for the purpose of calculating parkland and cash-in-lieu. 

 
Especially in times of added financial pressures on the City, citizens need to be 

confident that we are getting the full value of parkland and cash-in-lieu to which we 
are entitled through the development process. 
 

Sincerely, 
 

Susan Watson 
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---------- Forwarded message --------- 
From: Susan Watson   

Date: Sun, 30 Dec 2018 at 20:53 
Subject: 1888 Gordon cash-in-lieu disparity 

To: <mayor@guelph.ca>, <Cam.Guthrie@guelph.ca>, bob bell 
<bob.bell@guelph.ca>, James Gordon <james.gordon@guelph.ca>, June Hofland 
<june.hofland@guelph.ca>, Phil Allt <phil.allt@guelph.ca>, 

<dan.gibson@guelph.ca>, <rodrigo.goller@guelph.ca>, 
<cathy.downer@guelph.ca>, <leanne.piper@guelph.ca>, 

<mike.salisbury@guelph.ca>, <christine.billings@guelph.ca>, 
<dominique.orourke@guelph.ca>, <mark.mackinnon@guelph.ca> 
 

Mayor Guthrie and Members of Council: 

The Proposed Parkland Dedication Bylaw Summary prepared by City staff includes 

an extremely useful table on p.6 which sets out land areas obtained under various 

scenarios for specific properties. 

https://guelph.ca/wp-content/uploads/Summary-of-the-proposed-parkland-

dedication-bylaw.pdf 

Thank you to whoever put in the significant amount of work required to make these 

calculations and to compile this data. 

I was pleased to see that calculations I had made for 1888 Gordon regarding land 

area or equivalent cash-in-lieu to be conveyed under different parkland dedication 

scenarios are correct. 

One significant disparity, however, has jumped out at me.  I am attaching 4 

PowerPoint slides I had updated in September with calculations for 1888 

Gordon.  My calculations include actual dollar figures which I generated using the 

Standard Market Value for Valuation Area 5 on Schedule A attached to the draft 

Parkland Dedication By-law Update: 

https://guelph.ca/wp-content/uploads/Proposed-Parkland-Dedication-Bylaw.pdf 

According to the Schedule B map, also attached to the By-law draft, 1888 Gordon 

St. is either contained within Area 5, or is directly adjacent to it. 

Using the Standard (per acre) valuation of $1,800,000.00 per acre for Area 5, my 

calculation for anticipated cash-in-lieu for 1888 Gordon under our existing By-law 

was $1,422,720.00. 

In my efforts to more clearly understand the differential between our current 

Parkland Dedication By-law and rates that could have been obtained under the 

Planning Act, I have been using the Freedom of Information process to access 

figures for actual cash-in-lieu remitted to the City for specific developments. 
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Most recently, this has included 1888 Gordon.  Correspondence I received dated 

December 19, 2018 (attached) indicates that $913,800.00 was conveyed to the 

City as parkland cash-in-lieu for 1888 Gordon. 

I am not clear about the reason for the significant differential between my 

calculations under our existing By-law and what was ultimately received by the City 

– more than $500,000.00 less.  As I have already mentioned, I used the Area Land 

Valuations provided by the City to arrive at my numbers.  Moreover, the City land 

valuations are for land areas zoned for single or semi-detached dwellings.  It is 

generally understood that the higher the zoning density for a given parcel of land, 

the higher the value.  Given the high-density zoning that has been approved for 

1888 Gordon, I would have anticipated that the assessed value for that site would 

have been higher than the single/semi-detached Area Land Valuations on the City’s 

table, not lower. 

Working backwards, cash-in-lieu of $913,800.00 representing 10% of the land area 

of the site, would mean that the entire 3.20 hectare site was assessed at 

$9,138,000.  That works out to an assessed value of $2,855,625.00 per hectare or 

$1,155,655.61 per acre. 

This allows us to compare the City’s standard Area Land Valuation - $1,800,000 per 

acre, to the 1888 Gordon appraisal of $1,155,655.61 per acre.  As you can see, for 

the purposes of calculating cash-in-lieu to be conveyed to the City, the assessed 

value of the land was less than 2/3 of the City’s Standard Area Land Valuation.  The 

outcome of this lower valuation is that the City received half a million dollars less in 

cash-in-lieu than it would have if the Area 5 Standard Land Valuation had been 

used. 

Was the appraiser who provided the estimate of the current market value of 1888 

Gordon retained by the developer or the City?  Given the significant differential 

between the City’s own Standard Area Land Value and the assessed value of 1888 

Gordon, was a second appraisal sought by the City? 

Given the significant sum involved and the lower revenue received by the City, I 

believe that this matter merits further inquiry by Council. 

Sincerely, 

Susan Watson 

 







































1888 Gordon
Revised parkland dedication calculations



Clair-Maltby land values

 Draft Parkland Dedication By-law Schedule A, Valuation Area #5

$1,800,000/acre = $4,446,000 per hectare

Value per hectare of 
1888 Gordon is likely

$4,446,000



Comparative values for parkland 
dedication: 1888 Gordon

Dedication regime Land calculation % of 4.45 ha
OP requirement

$ Value
($4,446,000)

Current By-law 0.32 ha 7% $1,422,720

Planning Act –
Land 1.8 ha 40% $8,002,800

Planning Act –
Cash-in-lieu 1.08 ha 24% $4,801,680



Variances

 Variance between land calculation allowed under the Planning Act and current 
Guelph Parkland Dedication By-law cash-in-lieu

$6,580,080

 Variance between cash-in-lieu calculation allowed under the Planning Act and 
current Guelph Parkland Dedication By-law cash-in-lieu

$3,378,960
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