CITY OF ST. THOMAS

COMMUNITY IMPROVEMENT PLAN

AMENDMENT NO. 1

PREPARED BY

CITY OF ST. THOMAS PLANNING DEPARTMENT



THE CITY OF ST. THOMAS

BY-LAWNO. 131-2022

The Council of the Corporation of the City of St. Thomas, pursuant to Section 28 of the Planning
Act, R.5.0. 1990, as amended, hereby enacts as follows:

1.  That Community Improvement Plan Amendment No. 1 to the City of St. Thomas
Community Improvement Plan, being the attached Explanatory Text, is hereby
adopted.

2. This By-law shall come into force and take effect on the day of the final passing
thereof.

Enacted and passed this 11th day of October, 2022.

Joe Pyéston, Mayor
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Maria Konefal, City Cler
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STATEMENT OF COMPONENTS

PART A - THE PREAMBLE - does not constitute part of this Amendment.

PART B - THE AMENDMENT -  consisting of the following text and map, designated Schedule
"I", constitute Amendment No. 1 to the City of St. Thomas
Community Improvement Plan.

PART C - THE APPENDICES - do not constitute part of this Amendment. The appendices (|
and 1) contain the background data and technical justification

with this Amendment.

I, Lou Pompilii, Director of Planning and Building Services of the Corporation of the City of St.
Thomas, do hereby certify that the following (Part B} is a true copy of Community Improvement
Plan Amendment No. 1 as adopted by the Council of the Corporation of the City of St. Thomas
(By-law No. 131-2022).

Lou Pomipilii
Director of Planning & Building Services
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PART A - PREAMBLE
1. LOCATION

The property affected by this amendment is municipally known as 1029 Talbot Street and may
be described as Part of Lot 6 Concession 9 Yarmouth, Parts 3, 4,5 & 6, 11R10793, Together with
an Easement as in E439668; Together with an easement over Part 1, 11R10471 as in CT178410;
Subject to an Easement as in CT178411; Subject to an Easement over Part 3, 11R10793 as in
CT200891; City of St. Thomas.

The location of the subject lands is shown in heavy solid lines on the Location Plan found in
Appendix | to this Amendment.

2. PURPOSE

The applicant is proposing an exception to the policies to add a portion of the subject lands to
the Primary CIPA. The subject lands are adjacent to the Primary CIPA, and Section 5 of the
Community Improvement Plan states that ‘Properties that are immediately adjacent to the
Primary CIPA may be considered by the City to be within the Primary CIPA on a case-by-case
basis, subject to these properties meeting the key community improvement needs of the CIP.’

3. BASIS
The basis of this amendment is as follows:

e The applicant has filed an application to request an exception to the Community
Improvement Plan policies. The application is related to a portion of the property
located at the northeast corner of Talbot Street and First Avenue.

e The subject lands are located within the Secondary Community Improvement Plan Area
(CIPA) and are not eligible for incentives under the current CIP. Notwithstanding, the
subject site is adjacent to the Primary CIPA boundary, and as such, meets the criteria for
Council consideration for inclusion within the Primary CIPA by way of an amendment to
add the site as an exception the to the CIP.

e The proposed project at 1029 Talbot Street consists of up to two, 14-storey apartment
buildings containing approximately 300 residential units and a full level of underground
parking. The first phase consists of a single 14-storey building with 162 units that will
consist of one- and two-bedroom units, with a full level of underground parking.

e The applicant has requested a site-specific amendment to the Plan to be considered
within the Primary CIPA and has requested funding under the Tax Increment Grant
Program (TIGP) and the Development Charges Grant Program (DCGP) for Tower 1. The

City of St. Thomas Adopted By Council — October 11, 2022
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exception is for the entire area that occupies the 2-towers, however, the TIGP and DCGP
request applies only to Tower 1 at this time.

e The purpose of the Tax Increment Grant Program is to encourage and support
rehabilitation, redevelopment, infill, and intensification projects by providing a financial
incentive that reduces the property tax increase that can result from these various types
of development.

e Municipalities can use a CIP (Section 28 of the Planning Act) to offer a reduction in
development charges in the form of a grant equivalent to part or all of the development
charge normally payable. Development charges will be paid in full by the applicant at
the time development charges are normally paid, e.g., building permit issuance. The City
would then pay the Development Charge Grant to the applicant only once the eligible
and approved project is complete, final building sections have taken place, an
occupancy permit has been issued (as applicable), all delicacies have been addressed,
and all program and grant agreement requirements have been met the City's
satisfaction.

City of St. Thomas Adopted By Council — October 11, 2022
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Thomas Community Improvement Plan
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PART B — THE AMENDMENT

1. INTRODUCTORY STATEMENT

All of this part of the document entitled “Part B- the Amendment” constitutes Amendment No.
1 to the City of St. Thomas Community Improvement Plan.

2. DETAILS OF THE AMENDMENT
The Community Improvement Plan is amended as follows:

Item 1:

The area shown on the attached Figure 1, St. Thomas Community Improvement Project Area,
numbered “1”, and enclosed in heavy solid lines is subject to the amendment contained in Item
2.

Item 2:

A portion of 1029 Talbot Street is being added as an exception to the Primary Community
Improvement Plan Area as shown on the attached Location Plan in Appendix 1 to this
amendment. The application is subject to the following conditions:

(a) applicant/owner entering into appropriate agreements with the City of St. Thomas to
secure a minimum of 5-units in Tower 1 as “affordable units” as defined within the
Community Improvement Plan, and that the Tax Increment Grant Program be restricted
to a five-year period, notwithstanding the inclusion of affordable housing units;

(b) @ maximum total grant of up to $ 2 million under the Tax Increment Grant Program
for Tower 1 be established, in recognition of the uncertainty in valuing the future
assessment rate (tax revenue) from this development);

(c) a 50% Development Charge grant rebate be provided for Tower 1, to be repaid over
a 10-year period.

3. IMPLEMENTATION AND INTERPRETATION

The implementation and interpretation of this Amendment shall be in accordance with the
respective policies of the City of St. Thomas Community Improvement Plan.

City of St. Thomas Adopted By Council — October 11, 2022
CIP Amendment No. 1 to the City of St. By-law No. 131-2022
Thomas Community Improvement Plan
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APPENDIX |

LOCATION PLAN

City of St. Thomas

CIP Amendment No. 1 to the City of St.
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APPENDIX Il

STAFF PLANNING REPORTS
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Report No.
PD-24-2022

Qv
STTHQMAS FieNe,

THE RAILWAY CITY

Date Authored:
Directed to: . . May 30, 2022
M Joa P d Memb: !
ayor Joe Preston and Members of City Council Meeting Date:
June 6, 2022
Department: Planning & Building Services Department Attachment

-Site Plan Drawing

-Draft CIP Application Form
-Cover Letter

-Presentation

-Applicants Potential Tax Revenue
Calculation

Prepared By: Lou Pompilii, Director of Planning and Building Services

Amendment to Community Improvement Plan = Exception to Add a Portion of 1029 Talbot Street to

SERiSS the Primary CIPA

Recommendation;

THAT: Report PD-24-2022 relating to a Community Improvement Plan Application by Canadian Commercial {T2)
Inc. for 1029 Talbot Street be received for information, and further,

THAT: Council authorize staff to prepare a site-specific draft amendment to the Community Improvement Plan
to consider adding a portion of 1029 Talbot Street as part of the Primary CIPA; and further

THAT: Council approve the requested amendment and exception to the CIP, with conditions that include:
a. applicant / owner entering into appropriate agreements with the City of St. Thomas to secure a
minimum of 4-units in Tower 1 as “affordable units” as defined within the CIP, and that the Tax
Increment Grant Program be restricted to a five-year period, notwithstanding the inclusion of
affordable housing units.
b. a maximum total grant of $ 1.5 million under the TIGP for Tower 1 be established, in recognition
of the uncertainty in valuing the future assessment rate (tax revenue) from this development).

Background:

A CIP application was received from Canadian Commercial (T2} Inc., on behalf of 1029 Talbot Street. The
application relates to a portion of the property located at the northeast corner of Talbot Street & First Avenue.
The subject site is located to the north of the commercial lands currently under development by the same
owner, The subject lands are located within the Secondary Community Improvement Plan Area (CIPA) and are
not eligible for incentives under the current CIP. Notwithstanding, the subject site is located adjacent to the
Primary CIPA boundary, and as such, meets the cniteria for Council consideration for inclusion within the Primary
CIPA by way of an amendment to the CIP to add the site as an exception to the CIP.
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Proposed Residential Development Seeking CIP Aggro\v?al

The proposed project at 1029 Talbot Street consists of up to two, 14-starey apartment buildings containing
approximately 300 residential units and a full level of underground parking (see attached Schedules). The Site
Plan Control Committee met on March 15, 2022, to review the first phase (Tower 1} and approved the
application, subject to conditions. The first phase consists of a single 14-storey building with 162 units that will
consist of one- and two-bedroom units, with a full level of underground parking.

The subject property is adjacent to the Primary CIPA. Section 5 of the Community Improvement Plan states that
‘Properties that are immediately odjocent to the Primary CIPA may be considered by the City to be within the
Primary CIPA on o cose-by-case basis, subject to these properties meeting the key community improvement
needs of the CiP.'

The Owner has requested a site-specific amendment to the Plan to be considered within the Primary CIPA and
has requested funding under the Tax Increment Grant Program only for Tower 1. The exception is for the entire
area that occupies the 2-towers, however, the TIGP request applies only to Tower 1 at this time.
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Criteria for Considering Exceptions to the Existing Community Improvement Plan Area [CIPA}

The boundary of the Primary CIPA was established by City staff and the CIP Project Team with the intention of
capturing the key development areas, including the Downtown, associated Sub-Areas, as well as commercial
properties south and east of Ross Street that were considered in need of community improvement. The CIP
Project Team and City Staff were also aware that several properties Jocated just outside and adjacent to the
Primary CIPA could also need community improvement incentives and could potentially benefit in this regard
from one ar more of the incentive programs contained in the CIP. Accordingly, with the intention of providing
flexibility for inclusion of these properties within the Primary CIPA, it was determined that the new St. Thomas
CIP should include text generally stating that “properties that are immediately adjacent to the CIPA may be
considered by the City to be within the CIPA on a case-by-case basis, subject to these properties meeting the
key community improvement needs of the CIP. It is also important to note that any approval by Council to add
adjacent lands to the Primary CIPA for inclusion does not warrant an ailteration to the map boundary of the
designated CIPA or sub-areas contained within the designated CIP.

The CIP therefore provides flexibility for Council to consider including properties outside of the Primary CIPA to
be included within the Primary CIPA on a case-by-case basis, provided that the following criteria is met:

- The property/properties are immediately adjacent to the Primary CIPA
- the key community improvement needs of the CIP are met.

~
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What are the Kev Community Improvement Needs of the CIP?

Through the latest amendments to the City's CIP, the Key Community Improvement Needs of the CIP can be
summarized as follows:

- projects that include the conservation, restoration, and maintenance of heritage buildings.

- the promotion of affordable housing across the city; and,

- promotion of development and redevelopment {including brownfield redevelopment) in employment
areas.

Tax Increment Grant Program

The current CIP provides Council with nine (9) different incentives that can be used to facilitate developments
that adhere to the CIP goals. The applicant has requested to participate in only one (1) of the programs, that
being the Tax Increment Grant Program. The purpose of the Tax Increment Grant Program is to encourage and
support rehabilitation, redevelopment, infill, and intensification projects by providing a financial incentive that
reduces the property tax increase that can result from these various types of development. The program
provides for an annual tax increment grant equal to 100% of the increase in the municipal portion of property
taxes generated by completion of an eligible project where the project creates an increase in assessment, and
therefore an increase in property taxes. If approved, the tax increment grant would be paid by the City on a pay-
as-you-go’ basis for up to 5 years,

Under this incentive program, the approved applicant would first construct and complete the approved project.
The City would then pay the grant annually once:

a) The eligible project is complete;

b) Final building inspections have taken place;

¢} An occupancy permit has been issued (as applicable);

d) All deficiencies have been addressed;

e} All program and grant agreement requirements have been met to the City's satisfaction;

f) The property has been reassessed by the Municipal Property Assessment Corporation (MPAC); and,

g) The new property taxes have been paid in full for the year.

The City may establish a maximum total grant that can be paid under this program per application / property /
project.

Potential Cost Implication of a Tax Increment Grant Program

The Tax Increment Grant Program (TIGP) is a CIP tool that provides incentive to proponents of development by
foregoing the increase in property tax as a result of the new develapmant, for a period of up to five {5} years.
The current property tax rates (prior to development completion) continue to be paid and the owners do not
pay the increase in property taxes from year ane (1) through five {5) post completion / occupancy. After the fifth
{S*™) year, the property taxes are payable at the full assessed rate at that time and in perpetuity. Although there
are no direct costs te the Municipality through this program, the realization of potential assessment to assist
with the overall tax rate throughout the five {5) year period is deferred / forgiven. This is what the cost would be
to the Municipality. This program is currently being implemented with the Alma College {Moore Street)
redevelopment and the Seasons Retirement Facility on Ross Street. Both existing development sites are located
within the Primary CIPA and availed themselves of ather Incentive programs through the CIP.

The applicants targeted timeline for completion of Tawer 1 is 2024, It is difficult for Staff to know what the
future full annual assessment / tax rate will be in years one through five, post comptetion and occupancy, The
applicant has suggested that the annual tax revenue will likely be above $400,000. Staff are of the opinion that
this is a low estimate and prefer ta estimate annual tax revenue at approximately $700,000 per tower (based on
{an estimate of 540 millian assessment}.

Options for Council Consideration

1. Approve the requested amendment to the CIP and add this site as an exception to the CIP, as being
considered to fall within the Primary CIPA and being restricted to availing itself to the Tax Increment
Grant Program conly of the CIP for a five-year period for Tower 1, noting that this request does not
address the key CIP needs as identified in the revised CIP. {Potential forgiven tax revenue —
approximately $3.5 million Tower 1)

2. Refuse the requested amendment to the CIP to add this site as an exception to the CIP, as being

considered to fall within the Primary CIPA and being restricted to availing itself to the Tax Increment
Grant Program anly of the CIP for a five-year period.

Py £
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3. Approve the requested amendment to the CIP and add this site as an exception to the CIP, as being
considered to fall within the Primary CIPA and being restricted to availing itself to the Tax Increment
Grant Program only of the CIP for a five-year period for Tower 1, subject to any or all of the following
conditions:

a. That prior to occupancy, the applicant / owner enters into appropriate agreements with the City
of 5t. Thomas to secure a minimum of 4-units in Taowers 1 as "affordable units” as defined within
the CIP, and that the Tax Increment Grant Program be restricted to a five-year period,
notwithstanding the inclusion of affordable housing units,

b. That Council establish a maximum total grant that can be paid under the TIGP for this particular
application at 1029 Talbot (Tower 1) at 51.5 million for Tower 1.

As an alternative to establishing a maximum total grant, as noted in 3 (b}, Council can alsc consider an
alternative structure for repayment offered through the Tax Increment Grant Prograrm that would incrementally
increase the tax repayment over the five-year period for Tower 1, in the following manner. {Potential forgiven
tax revenue - approximately $2.1 million Tower 1)
i. Year 1 - existing tax rate, 0% of tax increase

ii. Year 2 — existing tax rate, plus 20% of tax increase

iit. Year 3 — existing tax rate, plus 40% of tax increase

iv. Year 4 - existing tax rate, plus 60% of tax increase

v. Year 5 - existing tax rate, plus B0% of tax increase

vi. Year 6 and perpetuity — 100% of tax increase

Recommendation:

The CIP is a discretionary tool of Council to help promote and encourage new growth, investment as well as
refurbishment and maintenance of heritage resources in the City. To this end, Council has the flexibility and
discretion to apply the CIP program and any of its components as it deems appropriate.

The subject request has merit based on the site being located immediately adjacent to the Primary CIPA,
however the proposed 2-tower residential apartments do not appear to address any of the specific community
improvement needs (affordable housing / brownfield redevelopment of employment lands) identified within the
CIP. The proposed development will provide benefit to the City by adding 300 plus needed rental housing units,
in & building form that will contribute to diversifying the housing chaices in the community. The subject site is
also at a key location within the City, on lands that are undergoing a significant transformation from its the past
industrial/brownfield use, (Former Timken lands), located at the gateway into the City’s downtown and heritage
conservation district, at a major intersection and within a planned mixed-use residential / commercial area.

Staff recommend that Council cansider granting the requested amendment and exception to the CIP, with
appropriate conditions as noted above that, secure the inclusion of affordable units within Tower 1 and also
establishes a maximum total grant under the TIGP for Tower 1, in recognition of the uncertainty in valuing the
future assessment rate {tax revenue from this development).

Respectfully,

Lou Pompilii, MPA, RPP
Director of Planning and Building Services

Reviewed By: 2 e

Treasury

Approved By: %“%«;
City Manager
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Site Plan Drawing

: i ) ii '!lrii E, !L
‘g ;h e

[T o . LT W

e
i .__ " T
]
VO TUVAN I{!la
) G e Mo
. =) — — .
il § - = e
i ; | I
fis) Ht ' ii ﬂ s

A 49":.:‘.._4
I
1

U {

Tt e
SEL

-

TR T
P Lt ’
[ i

SN bl
- |.
&
R
= ' : 3
A ——— -
LA B N T LEX T r
,.,Ich‘

T T T T AT




11

Draft CIP Application Form

PLANNING & BUILDING SERVICES DEPARTMENT
t. (519) 633.2560 f. (519) 633 6581

QAo
STTHOMAS e

THE RAILWAY CITY St. Thomas, Ontario, NSP 3V7

FINANCIAL INCENTIVES PROGRAM
ST. THOMAS COMMUNITY IMPROVEMENT PLAN
APPLICATION FORM

OFFICE USE: Date ApplicationRecetved: File Humber;

o If the space provided is Insufficient to respend to the question, pieasa provide additienal Information on
a separate page, clearly marked as to the subject question, and attached to the application form.

« Pleasa sttach financial quotes, drawings or other raguirad Information as appropriate.

+Wa recommend that the applicant keap a copy of the application form for your own records.

«To ensure that the application is readable, piease fill out online or print In ink.

s Please ensure that the application has been signed by the property owner or authorized agent and
commissioned.

OWNER/APPLICANT
1.  Property Owner
Name: Canadian Commerclal (12} Inc.

Address: 484 Waterloo Street, London, ON
Postal Code: NEE 2P6 Phone: 519-281-7808 Fax
Emall; tee@canadiancommerdial.ca

2.  Agent/Applicant

Name:

c

patly.

Address:

Postal Code; Phone: Fax:

Emall:

Who Is the primary contact?
B Registered Owner B Applicant/Agent
*Nate: Unless otherwisae reguested all communications will be sent to the Applicant,

*Piease indicate the method of communication you would like to ba contacted by,
B Phone DEmail OFax OMail

Community jmprevament Program
Revised - June 2021

| ]
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SVEJECT PROPERTY

1. Municipal Address:
1025 Talbot Street

2. Legal Description:
See attached

3. Brief Description of Current Use:
vacant former ingustnal lands

4. Are property taxes for the subject property In arrears?

S. Are there any outstanding orders registered against the subject property?

5. Are there any outstand ing viclations under the Fire Code?

7. Have grants previously been recelved from the City for the subject property?

If yes, please describe, Including total amounts of grants:

[ no
[V] weo
[v] ne
] no

EROGRAM CHECKLISY

Please place a check next to the program(s) that you are applying for:

Heritage Design Grant Program

Hertage Facade and Bullding Improvement Program
Residential Program

Developinent Charge Grant Program

Tax Increment Grant Program

Parkland Dedication Grant Program

Planning and Buiiding Fees Grant Program

Heritage Tax Rellef Grant Program

O000E0O000

Environmental Site Assessment Grant Program

Community Improvarmant Pregram
Ravised- June 2021
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Please fill out the following sections with regards to the program(s) you are applying for. If
additional space is required, please attach the information on a separate sheet,

DESCRIPTION OF PROPOCSED RESIDENTIAL IMPROVEMENT PROJECT (IF APPPLYING FOR
RESIDENTIAL)

The proposed project cansists of up to two, fourteen story apariment bulidings containing
approximately 300 residential units. At present, a site plan approval application has been
submitted and racieved conditional approval for a phased project with a single fourteen story
apartment bullding The apartment building will feature 162 units that will consist of one and two
bedroom units. The building will have a variety ol amenities including a litness room, a party room
and storage lockers. The project will also feature a full underground level of parking consisting of
approximately 83 parking spots. Award winning architects, SRM Architects from Waterioo have
designed the building to a high level of design featuring articulations In the facade Including
balconies for all units, a podium feature and a building step back at the thirteenth floor. The project
will feature pedestrian and vehicular connections to the retail projects that surround it and it will
truly be a mixed use development. The project will add much needed rental housing stock to the
City of St. Thomas. The Tax Incentive Grant Program will allow the project to be economically
viable and proceed as designed.

Community Improvemant Program
Revised- June 2021
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GENERAL APPLICATION OUESTIONS

-

w

=~

. What Is the current status of the building?

. Is your property a designated hecitage bullding?

. 15 your property listed by the jocal Municipal Heritage Committee

as a bullding of historic of architectural value?

. Is your property located with the Downtown 5t. Thomas Heritage

Conservation District?

O vacant
O Occupied
O uUnderutiltzed

DYes No
DYes No

DYes No

1f other, please explain: Vacani brownfietd land

. Are you converting and/or rehabilitating this space?

If yes: a) are you creating new residential units?
b} are you rehabilitating vacant residential units?
) are you bringing occupled residential units up to code?

. Are you Intensifying and/or redeveloping this space?

1f yes: a) are you creating new residentlal units through the
addition of new building space?
b) are you demolishing existing building(s) to create a
new buliding with new residentlal units?

Dves D No
Vcs D No

es No

Yes No
[]ves [Jne
Ys D No
[Clves (e

How many residential units are being added? | 162 In Phase 1

. Are you adding commercial space? Oves B HNo

If yes, please provide the square footage

Please specify the financial incentives you are interested in if applying for the following programs:

a) Reskiential Program

D Grant D Loan

b} Fagade Improvement Program

D Grant D Loan

[ sotn

[ sotn

Community Improvamant Program
Revised- June 2021
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9. 1f you are applying for the Fagade Improvement Program, pleasa specify what part of the bullding you
are making improvements on? (Note: side and rear fagade improvements are eligible anly if the public
view of the bullding is significant)

Front Fagade D
Side Facade D

Rear Facade D

10. Please specify what CIP area your property is located within.

Adjacent to the general CIP area and site may be added
on a case by case basis.

11, Estimated total construction cost for the residential project: |$S0.000.DOD Phase 1 |

12. Estimated total construction cost for the facade improvement: I |

13, Estimated total design and other profession costs: I575°-°°0 |

(Note: You will be glven estimates for funding on grants and loans based on the above estimates.
The final calculations of grants and loans will be based on the building permit value for
construction costs and actual receipts for design and professional costs,)

14, Have you made an application for a Bullding Permit COyves MW No
pertaining to the work being proposed?

Cemmunity impravement Pregram
Revised- June 2021 (1]
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AUTHORIZATION OF OWNER

If the applicant Is not the owner of the subject lands, please complete the awner authorization
concemning personal Information as set out below.

1, am the owner of the subject lands, and I authorlze

: k0 act on cur behalf as the agent for the submissions required
for all matters relating to the subject fands, and to provide any of my personal Information that will be
Included in this application or collected during the planning process.

Date Slgnature of Cwner
DE b
Lee G ood
o8 Dreem of __London in the province of _Ontaslo
name of applicant City

make oath and say (or solemnly dectare) that the Information provikled by the applicant in this application
Is accurate, and that the information contained In the documents that accompany this application is
accurate.

Sworn (or declared) before me at the on this day of 20

City Day Manth Year

Signature of Owner or Authorized Agent Date

Signature of Commissioner of Daths, etc. Date

Community Imprevement Program
Revised- June 2021

~13
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Cover Letter

April 11, 2022

Attention: Lou Pompilli
Director, Planning & Building Services
City of 5t. Thomas

Re: mynity Im n Appli Tall . N
Dear Mr. Pompilii:

As you are aware we have recently filed an application under the Community Improvement Plan {(“CIP"}
for the development of an apartment bullding at 1025 Talbot Street East, 5t. Thomas, ON. This letter serves to
provide a summary of the rationale for inclusion of the property.

The property at 1025 Talbot Street qualifies for the CIP as it i immediately adjacent to the CIP boundary
and Council has authority to include such properties on a case-by-case as It sees fit, with having regard for
proposal meeting the key community improvement needs of the CIP. The CIP ltsell is an evolving dacument and
program. It was first enacted in 2003 and has been amended in 2015, 2018, 2019 & 2021, The objectives of ail
these documents must be reviewed in determining eligibility for inciusion in the CIP, Attached to this letter
please find additional details in presentation format detailing the specific goals and objectives of the CIP
througheut the various iterations. It should be noted above all else that the eriginal 2003 CIP stated the
following as its object:

"Address issues and opportunities such as heritage preservation, reuse of railway lands and related assets and
residential intensification”

The CIP provides Council nine {9) “tools” to facllitate development that adhere to the CIP goals, Qur
request seeks to patriciate in only one {1) program, the Tax increment Grant Program {“FIGP™}, This program has
no direct, “out of pocket” costs to the Clty of St. Thomas and provides a significant development incentive by
foregoing the increased property taxes for five (5] years. After year five (S) the property taxes are payable at the
full Increased rate. It should be further noted that the proposed apartment building will at year six () provide a
substantlally increased property tan base than other permitted uses on the property. Further details on this tax
calculation are also attached for your consideration,

We understand you and your staff will be preparing a report to be presented to Council in the near future. We
belleve residential intensification adhering to the objectives and policles of the Official Plan, the regulations of
the Zoning By-Law, and overall guidance of the Provincial Policy Statement fits the criteria of the CIP and
specifically the TGIP. The two presentations attached to this letter provide additional support for this
proposition. We look forward to a positive stall report and uitimately working with staff and council to complete
this positive development.

Regards,

=z

Lee Greenwood
President
Canadian Commercial (Talbot} Inc.

CANADIAN MBS WATTRLOQ STRETT + LOMCDN O » A P4
- PHOMC $.9 671 1490 « FAX 329 677 2012
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Presentation — Community Improvement Plan

COMMUNITY IMPROVEMENT PLAN
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COMMUNITY IMPROVEMENT PLAN

EEXIHG 10 BE INCLUDED BY COUNCIEINTOIHE
17 IMPROVEPENT PLAR.

=# Esloblished in 2003 1o
“oddress ksues and opporunities such s herdfage preservalion, reuse of roilway lands and
refaled asseis and RESIDENTIAL INTENSIFICATION"

=4 Updatedin 2015, 2018 & 2019 built on the original 2003 document

=4 Purpose of the 2003 plan include “tourlsm, heritoge preservation, reuse of raltwey lands and
related assets, browniield sites and RESIDENTIAL INTENSIFICATION"

=+ Section 3.3 idenlifies that the CIF con be used lo help achlieve the goak of the Official Plan,
specifically “fo enhance the overoil quaiity of I[fe and welkbeing ond businesses within the
older residentiaf neighbourhoods and older commerciol areas of the Clty” as is this site.

=+ Seclion 3.3.e) clso idenlifies “conversalion of older indushial areas.”

=+ Section 4 of the May 2021 “St. Thomas Communily Improvemen! Plan” denotes that “key
communily Improvement needs which have rore recenfly emerged as desirable paficy
planning goais and can be addressed by program addifions to the existing CIP.”

& = oY
COMMUNITY

IMFROVEMENT

PROJECT AREA

i
|
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(010 W AW VINRIORIINSINM THAT APPLY TO TALBOT & FIRST

=+ Property Tax increment Equivalent Gront Program, specifically the tax grant program that is
no expense 1o the City

~13
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COUNCILS AUTHORITY TO USE THE CIP

=# Theincenfive programs contained in this CIP con be considered as o "loalkit” because once
ihe CIP is adopled and approved. the incentive programs in the CIP can be aclivated by
Counclil, one or moie af o lime, based on Council approval of the Implameniofion of each
program, subject to the availablity of funding™.

=+ “Furthermore, the incentive programs can also be used individually or together by an appli-

cont as the programs opply to Ihat opplicant’s particular developmant, just ke the toolsina
toolbox”

= This allows Council o have the llexibility to apply CIP progroms as it deems appropriote.
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LOCATION AND QUALIFICATION SI3f\TIFN T

=+ The proposed site located at the northeast comer of Talbot Sireet & Frst Avenue is triy a
Main ond Main cpportunity.

=» The eligibiity of the slte stems from lis location: “properties that are immediately adjocent 1o
the CIPA may be considered by the City to be within the CIPA on a case by case basis,
subject fo these properties meefing the key communily improvement needs of the CIP”,

=+ Projeci adheres to:
1. Piavincidl Poicy Stotement
2. City of §t. Thomas Qfficial Plan
3. Zoning By-law
4, Urban Des'gn Brae! for the site

=+ Helps cchieve the goal of residential intensification and conversion of employment lands.

FANLIHAYIE KD
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CASE STUDY OF SUCCESS LI ATl

=+ Using the Development Charge Rebate and the Froperty Tax teol the City successfully
encouroged the most prominent development in St. Thomas in decodes.

~18
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(oF: Y- B IIIDAEN OF TALBOT & FIRST

= Gateway lecation - premier location within the City ond Elgin County, highest traffic counts,
most flexible zoning

— Mixed use property - pion for the property adheres to the OP and zaning bydaw

=+ Polential fo implement a smart and unique vision on a 13 acre property

}
o A =
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ASK & RATIONALE

=+ The Tools that we otk the City to we have beenin the Toolbox since 2003 ond rorely have
they been used

= This it opporiunity to moke a once in a generation commitment to the most Important
location in the City of 5t. Thomas

=+ Note the description in the 2021 CIP document: “To encowage and support rehabilifalion,
redevelopment, infill and intensilication projects by providing o financial incenlive thot
reduces property tax increases that canresult from these various types of development. This
incentive i oko designed fo assist in securing project financing”

=+ From 2003, “the CIP & the vehicle for focusing ond stimulating communily improvement
efforts”

=¢ There is not belter project than the one presenled to you loday

~20
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Presentation - Tax Increment Grant Program

REQUEST FOR

TAX INCREMENT GRANT PROGRAM
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TAX INCREMENT GRANT PROGRAM

We are seeking support of Council to be included
in the Tax Increment Grant Progrom (“TIGP"}.

—» Council hes the authoerity to authorize the TIGP through the Community

Improvemen) Plan | CIP”) established in 2003 and modified in 2015,
2018 & 2019.

=+ A logmal opplicatlon has been provided lo stall os raquited by the CIP

~23
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LOCATION AND QUALIFICATION IR CTOEN:[5

—» The propased site locoted at the northeast comner of Talbot Street & First Avenue is tnuy a
Main and Main opportunity.

= The eligibility of the site stems from its location: “properties thot ore immediotely cdijacent o
the CIPA may be considered by the Cily to be within the CIPA on o cose by case basis.
subject to these properties meeting the key community Improvement needs of the CIP",

—» Project adheres to:
1. Provinciol Policy Statement
2, City of 51, Thomas Official Plan
3. Toning By-Low
4, liban Design Brief for the sile

= Helps achieve the goal of residentialinlensification, beautification, ond conversion of
brownfield lands.
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ABOUT THE TIGP

~» From the 2019 Updale to the CIP;

“To encourage and support rehabilitation, redevelopment,
infill and intensification projects by providing a financial
incentive that reduces the property tax increase that can
result from various types of development. This incentive is
also designed fo assist in securing project financing.”

—+ The TIGP does not place any "out of pocket costs™ on the Cily of $t. Thomas.

=+ Current property foxes are maintained, but the Applicent does not pay the Increase to the
property taxes for a period of fime.

=% The City of 5, Thomas would see the full lozes including increases commence in Year & after
completion of the project.

~23
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RATIONALE FOR REQUEST

. The project plan contemplates a 14 storey aporiment building with a full level
of Underground Parking

2. The project pian adheres {o the site specific Zoning By-Law ond the site specific
Urban Design Guidehines

3. The costs associated with the Underground Parking Structure are exceptional
a. $75,000.00 to $100,000.00 estimated costs of each Underground Porking Spoce
b. Underground Parking Structure conlcins 83 parking spaces
c. Estimated cosls of Underground Parking Stucture is: $6,225,000.0 fo $8,300,000.00

4. Keep the project as apartment rental housing as opposed to a condominium project.
A priority of provincial policy o increase rental aparment unils

e

~26
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PROJECT OPTIONS

1. Reduce residenticl density to a 6 story buiding ond no Underground Parking Structure
= all surface porking

2. Mdintain projeci plan with 14 stores andg Underground Parking Struclure
= WITH COUNC!L SUPPORT TO PARTICIPATE IN THE TGIP

TIMELINE

SPA BP CONSTRUCTION START OCCUPANCY
SPRING 2022 SUMMER 2022 FALL 2022 SPRING 2024
£y i F gt Y

A e et N
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ADDITIONAL CONSIDERATIONS

1. The property was previowly o Brownfield aond has been remediated with no public funds

2. The properly has on exiemely high water fable adding 1o the cost of the Underground
Parking Structure

3. Phase 1 {16 retail lenants) received no incentives and will cdded appraximately
5300,000 per yearin naw property taxes,

4. Phaose | pald full full Development Charges and received ro credits for the bulldings
previously on the property.

5. This one apariment building will provide grecter Inan $400,000 in onnuat tax tevenue
Indefinitely in yeor 6 ond beyend

4. Increase the likelihood that addilional similor buildings can be feasible and buill in the
future: furlher increasing rental housing supply and subsionliol municipal tax reverues.

~28
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CONCLUSIONS

-+ We believe the CIP, and specifically the TIGP, are tools

created by the City of 5. Thomas to faciliiate projects
such as this.

-+ We ask that council autharize staff to complete the TIGP
program for this project.
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Potential Tax Revenue Calculation
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Report No.
PD-24-2022

Qo
STTHGMAS FaNe,

THE RAILWAY CITY

Date Authored:
September & 2022
Mayor Joe Preston and Members of City Council Meeting Date:

June 6, 2022 (Deferred)
September 19, 2022 {Revised)

Directed to:

Department; Planning & Building Services Department Attachment

-Site Plan Drawing

-Draft CIP Application Form
-Cover Letter

-Presentation

-Applicants Potential Tax Revenue
Calculation

Prepared By: Lou Pompilii, Director of Planning and Building Services

Subject: the Primary CIPA

Recommendation:

THAT: Report PD-24-2022 relating to a Community Improvement Plan Application by Canadian Commercial {T2)
Inc. for 1029 Talbot Street be received for information, and further,

THAT: Council authorize staff to prepare a site-specific draft amendment to the Community Improvement Plan
to consider adding a portion of 1029 Talbot Street as part of the Primary CIPA; and further

THAT: Council approve the requested amendment and exception to the CIP, with conditions that include

a. applicant / owner entering into appropriate agreements with the City of 5t. Thomas to secure a
minimum of 5-units in Tower 1 as "affordable units” as defined within the CIP, and that the Tax
Increment Grant Program be restricted to a five-year period, notwithstanding the inclusion of
affordable housing units.

b. a maximum total grant of up ta § 2 million under the TIGP for Tower 1 be established, in
recognition of the uncertainty in valuing the future assessment rate (tax revenue) from this
development).

¢. a 50% Development Charge grant rebate be provided for Tower 1, to be repaid over a 10-year
period,

Background:

A CIP application was received from Canadian Commercial {T2) Inc.,, on behalf of 1028 Talbot Street. The
application relates to a portion of the property located at the northeast corner of Talbot Street & First Avenue.
The subject site is located to the north of the commercial lands currently under development by the same
owner. The subject lands are located within the Secondary Community Improvement Plan Area (CIPA) and are
not eligible for incentives under the current CIP, Notwithstanding, the subject site is located adjacent to the
Primary CIPA boundary, and as such, meets the criteria for Council consideration for inclusion within the Primary
CIPA by way of an amendment to the CIP to add the site as an exception to the CiP.

[ =0 i = |
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Amendment to Community Improvement Plan — Exception to Add a Portion of 1029 Talbot Street to




Proposed Residential Development Seeking CIP Approval

The proposed project at 1029 Talbot Street consists of up to two, 14-storey apartment buildings containing
approximately 300 residential units and a full level of underground parking (see attached Schedules). The Site
Pian Control Committee met on March 15, 2022, to review the first phase (Tower 1) and approved the
application, subject to conditions. The first phase consists of a single 14-storey building with 162 units that will
consist of one- and two-bedroom units, with a full level of underground parking.

The subject property is adjacent to the Primary CIPA. Section 5 of the Community Improvement Plan states that
‘Properties thot are immediately adjacent to the Primary CIPA may be considered by the City to be within the

Primary CIPA on o case-by-case basis, subject to these properiies meeting the key community improvement
needs of the CIP.

The Owner has requested a site-specific amendment to the Plan to be considered within the Primary CIPA and
has requested funding under the Tax Increment Grant Program {TIGP) and the Development Charges Grant
Program {DCGP) for Tower 1. The exception is for the entire area that occupies the 2-towers, however, the TIGP
and DCGP request applies only to Tower 1 at this time.

FIRST AVE.

i
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TALEBQT STREET

Criteria for Considering Exceptions to the Existing Community Improvement Plan Area [CIPA]

The boundary of the Primary CIPA was established by City staff and the CIP Project Team with the intention of
capturing the key development areas, including the Downtown, associated Sub-Areas, as well as commercial
properties south and east of Ross Street that were considered in need of community improvement. The CIP
Praject Team and City Staff were also aware that several properties located just outside and adjacent to the
Primary CIPA could also need community improvement incentives and could potentially benefit in this regard
from ane or more of the incentive programs contained in the CIP. Accordingly, with the intention of providing
flexibility for inclusion of these properties within the Primary CIPA, it was determined that the new St. Thomas
CIP should include text generally stating that “properties that are immediately adjacent to the CIPA may be
considered by the City to be within the CIPA on a case-by-case basis, subject to these properties meeting the
key community improvement needs of the CIP. It is alse important to note that any approval by Council to add
adjacent lands to the Primary CIPA for inclusion does not warrant an alteration to the map boundary of the
designated CIPA or sub-areas contained within the designated CIP.

The CIP therefore provides flexibility for Council 1o consider including properties outside of the Primary CIPA to
be included within the Primary CIPA on a case-hy-case basis, provided that the following criteria is met:

- The property/properties are immediately adjacent to the Primary CIPA

il




- the key community improvement needs of the CIP are met.

What are the Key Community Improvement Needs of the CIP?

Through the latest amendments to the City's CIP, the Key Community Improvement Needs of the CIP can be
summarized as follows:

- projects that include the conservation, restoration, and maintenance of heritage buildings.

- the promotion of affordable housing across the city; and,

- promotion of development and redevelopment (including brownfield redevelopment} in employment
areas.

Tax Increment Grant Program

The current CIP provides Council with nine (9} different incentives that can be used to facilitate developments
that adhere 1o the CIP goals. The applicant has requested to participate in only one (1} of the programs, that
heing the Tax Increment Grant Program. The purpase of the Tax Increment Grant Program is to encourage and
support rehabilitation, redevelopment, infill, and intensification projects by providing a financial incentive that
reduces the property tax increase that can result from these various types of development. The program
provides for an annual tax increment grant equal to 100% of the increase in the municipal portion of property
taxes generated by completion of an eligible project where the project creates an increase in assessment, and
therefore an increase in property taxes. If approved, the tax increment grant would be paid by the City on a pay-
as-you-go’ basis for up to 5 years.

Under this incentive program, the approved applicant would first construct and complete the approved project.
The City would then pay the grant annually once:

a) The eligible project is complete.

b) Final building inspections have taken place.

c} An occupancy permit has been issued {(as applicable).

d) All deficiencies have been addressed.

e) All program and grant agreement requirements have been met to the City's satisfaction.

f) The property has been reassessed by the Municipal Property Assessment Corporation {MPAC), and,

g) The new property taxes have been paid in full for the year.

The City may establish a maximum total grant that can be paid under this program per application / property /
project.

Potential Cost Implication of a Tax Incremant Grant Program

The Tax increment Grant Program (TIGP) is a CIP tool that provides incentive to proponents of development by
foregoing the increase in property tax as a result of the new development, for a period of up to five (5) years.
The current property tax rates (prior to development completion) continue to be paid and the owners do not
pay the increase in property taxes from year one {1} through five (5) post completion / occupancy. After the fifth
(5*) year, the property taxes are payable at the full assessed rate at that time and in perpetuity. Although there
are no direct costs to the Municipality through this program, the realization of potential assessment to assist
with the overall tax rate throughout the five (5) year period is deferred / forgiven. This Is what the cost would be
to the Municipality. This program is currently being implemented with the Alma College {Moore Street)
redevelopment and the Seasons Retirement Facility on Ross Street. Both existing development sites are located
within the Primary CIPA and availed themselves of other Incentive programs through the CIP.

The applicants targeted timeline for completion of Tower 1 is 2024/2025. It is difficult for Staff to know what the
future full annual assessment / tax rate will be in years one through five, post completion and occupancy. The
applicant has retained a private consultant to provide some preliminary valuations and estimates of assessment
and annual tax revenue for a completed development. The consultant’s variations range from a low current
value assessment {CVA) tax rate of approximately $324,724, a mid-range CVA tax rate of approximately
$433,415 and a high-range CVA tax rate of approximately $559,060. Under the TIGP, the deferred/forgiven tax
revenue over a 5-year period, under the 3 various scenarios would be approximately. 51,623,620 (low),
$2,167,075 (mid) and $2,795,300 (high).

Development Charge Grant Program

Municipalities can use a CIP {Section 28 of the Planning Act) to offer a reduction in development charges in the
form of a grant equivalent to part or all of the development charge normally payable.

This program will provide a grant equal to up to 100% of the City Development Charges paid on an eligible
project, as determined by Council on a case-by-case basis. Development charges will be paid in full by an

3
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applicant for this program at the time development charges are normally paid, e.g., building permit issuance.
The City would then pay the Development Charge Grant to the applicant only once

i) The eligible and approved project is complete.
ii} Final building inspections have taken place.
iil} An occupancy permit has been issued (as applicable).

iv) All deficiencies have been addressed, and,
v) All program and grant agreement requirements have been met to the City’s satisfaction.

Potential Cost Implication of a Development Charge Grant Program
It is estimated that Development Charges for this project will calculated as follows:

103 1-bedroom apartments units ($6,007) $662,393

53 2-bedroom apartment units (59,488) 5502 864
Total DC to be paid $1,165,257

Fifty percent (50%) CIP Grant to be repaid over a 10-year period under this scenario would be $582,628.50.
The Development Charge Grant to be rebated per year over the 10-year period would be $58,626.85.

Staff note that this program and rate of 50% for Development Charge Grant Program is currently being
implemented with the Alma College {Moore Street} redevelopment and the Seasons Retirement Facility on Ross
Street. Both existing development sites are located within the Primary CIPA and availed themselves of other
incentive programs through the CIP,

Options for Council Consideration

1. Approve the requested amendment to the CIP and add this site as an exception to the CIP, as being
considered to fall within the Primary CIPA and being restricted to availing itself to the Tax tncrement
Grant Program only of the CIP for a five-year period for Tower 1, noting that this request does not
address the key CIP needs as identified in the revised CIP. {Potential forgiven tax revenue -
approximately $2.8 million Tower 1)

2. Refuse the requested amendment to the CIP to add this site as an exception to the CIP, as being
considered to fall within the Primary CIPA and being restricted to availing itself to the Tax Increment
Grant Program only of the CIP for a five-year period.

3. Approve the requested amendment to the CIP and add this site as an exception to the CIP, as being
considered to fall within the Primary CIPA and being restricted to availing itself to the Tax Increment
Grant Program only of the CIP for a five-year period for Tower 1, subject to any or all the following
conditions:

a. That prior to occupancy, the applicant / owner enters into appropriate agreements with the City
of 5t. Thomas to secure a minimum of 5-units in Towers 1 as "affordable units” as defined within
the CIP, and that the Tax Increment Grant Program be restricted to a five-year period,
notwithstanding the inclusion of affordable housing units.

b. That Council establish a maximum total grant that can be paid under the TIGP for this particular
application at 1029 Talbot {Tower 1} at up to 52 million for Tower 1.

t. That Council establish a maximum total grant under the Development Charge Grant Program of
50% to be repaid over a 10-year period.

Recommendation:

The CIP is a discretionary tool of Council to help promote and encourage new growth, investment as well as
refurbishment and maintenance of heritage resources in the City. To this end, Council has the flexibility and
discretion to apply the CIP program and any of its components as it deems appropriate.

The subject request has merit based on the site being lacated immediately adjacent to the Primary CIPA,
however the proposed 2-tower residential apartments do not appear to address any of the specific community
improvement needs (affardable housing / brownfield redevelopment of employment lands) identified within the
CIP. The proposed development will provide benefit to the City by adding 300 plus needed rental housing units,
in a building form that will contribute to diversifying the housing choices in the community. The subject site is
also at a key location within the City, on lands that are undergoing a significant transformation from its the past
industrial/brownfield use, {Former Timken lands), located at the gateway into the City’s downtown and heritage
conservation district, at a major intersection and within a planned mixed-use residentiat / commercial area.

Staff recommend that Council consider granting the requested amendment and exception to the CIP, with

e




appropriate conditions as noted above that, secure the inclusion of affordable units within Tower 1 and also
establishes a maximum total grant under the TIGP for Tower 1, in recognition of the uncertainty in valuing the
future assessment rate (tax revenue from this development) as well as a 50% DCGP rebate to be repaid over a
10-year period.

Respectfully,

Lou Pompilii, MPA, RPP
Director of Planning and Building Services

Reviewed By: 4 %A

Treasury

FBp

City Manager

Approved By:
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Site Plan Drawing
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Draft CIP Application Form

FLANNING & BUILDING SERVICES DEPARTMENT
L (518) h33 2560 L (S1Y) 633.658

Qo
STTHOMAS oGl

THE RAILWAY CITY St Thomas, Onlari, NY8 VT

FINANCIAL INCENTIVES PROGRAM
ST. THOMAS COMMUNITY IMPROVEMENT PLAN

APPLICATION FORM

OFFICE USE: DsteApplicationRecelved: Flie Number:

o If the space provided Is Insufficient to respond to the question, please provide additional Information on
a separate page, clearly marked as to the subject question, and attached to the application form

» Plaasa attach financlal quotas, drawings or other required informaticn as appropriate

« Wa recommend that the applicant keep a copy of tha application form for your own records.

» To ensure that the application is readable, please fifl out online or print in ink.

«Please ensure that the application has been signed by the property owner or authorized agent and
commissioned,

OWNER/APPLICANT
1. Property Owner
Name: Canadian Commercial (T2 Inc.

Address: 494 Waterloo Street, London, ON
Postal Code: N6B 2P6 Phone: 519-281-7808 Fax:
email: Lee@canadiancommeicial.ca

2.  Agent/Applicant

Namae:

Company:
Address:

Postal Code: Phone: Fax:

Email:

Who |5 the primary contact?
B Registered Qwner M Applicant/Agent
*Note: Unless otherwise requested all cormmunications will be sent to the Applicant.

*Please indicate the method of communication you would like to ba contacted by.
M Phone OEmalt OFax DOMail

Commaunty Improvement Program
Rewvised- June 2021
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SUBJECT PROPERTY

1. Muniipal Address:
1025 Talbot Street

2. Legal Description:
See attached

3. Brief Description of Current Use:
vacan former industnal lanos

4. Are property taxes for the subject property In arrears?
5. Are there any outstanding orders reglstered against the subject property?

6, Are there any oulstanding violations under the Fire Code?

7. Have grants previously been recelved from the City for the subject property?

If yes, please describe, Indluding total amounts of grants:

[] o
No
[i] no
] e

BROGRAM CHECKLIST

Please place a check next to the program(s) that you are applying for:

Heritage Design Grant Program

OO0

Heritage Fagade and Building Improvement Program
Residential Program

Development Charge Grant Program

Tax Increment Grant Program

Parkland Dedicatlon Grant Program

Planning and Building Fees Grant Program

Heritage Tax Rellef Grant Program

Environmental Site Assessment Grant Program

OO0O00®O0

Community Improvament Program
Ravised- Juna 2021
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Community Improvament Pregrem

Please {lil out the following sectlons with regards to the program(s) you are applying for. If
additional space Is required, please attach the information on a separate sheet.

DESCRIPTION OF PROPOSED RESIDENTIAL IMPROVEMENT PROJECT (IF APPPLYING FOR
RESIDENTIAL)

The proposed project consists of up to two, fourteen story apariment buildings containing
approximately 300 residential units, At present, a site plan approval application has been
submitied and recieved conditional approval for a phased project with a single fourteen story
apanment building. The apartment building will featura 162 units that will consist of ona and two
bedroom units. The building will have a variety of amenities including a fitness room, a party room
and storage lockers The project will also feature a tull ungerground level of parking consisting of
approximately 83 parking spots. Award winning architects, SRM Architects from Watetloo have
designed the building to a high level of design featuring articulations in the facade including
balconies lor all units, a padium feature and a building step back at the thiteenth floor. The project
will feature pedestrian and vehicular connections to the retall projects that surround it and it will
truly be a mixed use development. The project will add much needad rental housing stock to the

City of St. Thomas. The Tax Incentive Grant Program will allow the project to be economically
viable and proceed as designed

Ravisad- Juna 2021

~fhm




GENERAL APPLICATION QUESTIONS
1. Is your property a designated heritage buliding?

2. Is your property listad by the local Municlpal Heritage Committee
as a building of historic of architectural value?

3. Is your property located wilh the Downlown 5t. Thomas Hersitage
Conservation District?

O vacant
0 Occupled

0 Underutilized
If ather, please explain: Vacan! brownfisld land

4, What is the current status of the buitding?

Clves (e
DY& No

[Cves Na

5. Are you converting and/or rehabilitating this space?

If yes: a} are you creating new residential units?
b) are you rehabilitating vacant residential units?
c) are you bringing occupled residential units up to code?

&. Are you intensifying and/or redeveloping this space?

if yes: a) are you creating new residential units through the
addition of new building space?
b} are you demclishing existing bullding(s) to create a
new bullding with new resldential units?

Dves [:I No
Yes D No

(=3 Neo

Yes No
Yes D No
Yes D No
[Cves [Jno

How many residential units are belng added? 162 in Phase 1

7. Are you adding commercial space? OYes H Ne

If yes, please provide the square footage

8. Please specify the financial incentives you are |nterested In If applying for the following programs:

a) Residentlal Program

D Grant D Loan

b) Fagade Improvement Program

O crn [ woan

[ sown

[ son

Community Improvemant frogram
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9 If you are applying for the Facade Improvement Program, please specify what part of the bullding you
are making Impravements on? (Note: side and rear fagade improvements are eligitie only If the public
view of the buliging is significant)

Front Fagade [ ]
Side Faade  [T]

Rear Facade D

10, Piease specify what CIP area your property is located within.

Adjacent to the general CIP area and site may be added
on a case by case basis.

11. Estimated total construction cost for the residentlal project: Isso_goo.oou Phase 1 |

12. Estimated total construction cost for the fagade improvement: | l

13, Estimated total design and other profession costs. |$750.000 I

(Note: You will be given estimates for funding on grants and loans based on the above estimates.
The final calculations of grants and leans will be based on the bullding permit value for
construction cests and actual receipts for design and professional costs.)

14, Have you made an application for a Building Permit OvYes @ No
pertaining to tha werk being proposed?

Community improvement Program
Revised. Juns 2031 1
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AUTHORIZATION OF OWNER

If the applicant is not the owner of the subject lands, please comptete tha owner authorization
conceming personal information as set out below.

I, am the owner of the subject lamds, and I authorize

to act on our behall as the agent for the submissions required

for all malters redating lo the subject lands, and to provide any of my personal information thal will be
Included In this application or collected during the planning process.

Data Signature of Owner
3} E N
Lee Greenwood
1 of _London In the province of _Ontarle |

name of applicant City

make oath and say (or solemnly declare) that the Information provided by the applicant in this application
Is accurate, and that the information contained in the documents that accompany this application Is
acturate.

Sworn {or declared) before me at the on this day of 20,

City Day Manth Year

Signature of Owner or Authorized Agent Date

Signature of Commissioner of Daths, etc Date

Community improvamant Program
Revised . Juna 3021 7
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Cover Letter

April 11, 2022

Attention: Lou Pompilil
Director, Plapning & Building Services
City of St. Thomas

Re: m) ity ) nt Pla ication for 1025 Talbot N
Dear Mr. Pompilii:

As you are aware we have recently filed an application under the Community Iprovement Plan [*CIP*}
for the development ol an apartment building at 1025 Talbot Street East, 5t. Thomas, ON. This letter serves lo
provide a summary of the rationale for inclusion of the property.

The property at 1025 Talbot Street qualities for the CIP as it is immediately sd]acent to the CIP boundary
and Council has authority Lo include such properties on a case-by-case as It sees fit, with having regard for
proposal meeting the key community improvement needs of the CIP. The CIP liseff is an evolving document and
program. it was first enacted in 2003 and has been amended in 2015, 2018, 2019 & 2021. The objectives of all
these documents must be reviewed in determining eligibility for inclusion in the CIP. Attached 1o this letter
please find additional details in presentation lormat delailing the specific goals and objectives of the CIP
throughout the various iterations. it should be noted above all else that the original 2003 CIP stated the
following as its object:

“Address issues and opportunities such as heritage preservation, reuse of raflway lands and related assets and
residentisl intensification”

The CIP provides Council nine (9) “tools” to facilitate development that adhere ta the CF goals. OQur
request seeks ta patriciate in only one (1) program, the Tax Increment Grant Program (“TIGP”). This program has
no direct, “out of pocket” costs to the Gity of St. Thomas and provides a significant development incentive by
foregoing the increased property taxes for five [5) years. After year five {S) the property tases are payable at the
full increased rate. it should be further noted that the proposed apartment building will at year six (E) provide a

substantially increased property tax base than ather permitted uses on the property. Further detalls on this tax
calculation are also attached for your consideration.

We understand you and your staff will be preparing a report to be presented to Coundl in the near huture. We
belleve residential intensification adhering to the objectives and policies of the Officlal Plan, the regulations of
the Zoning By-Law, and overall guidance of the Provincial Policy Statement fits the criteria of the C1P and
specifically the TGIP. The two presentations attached to this letter provide addillonal support for this
propasition. We look forward to a positive staff report and ultimately working with staff and council to complete
this positive development.

Regards,

z e

Lee Greenwood
President
Canadian Commercial (Talbot} Inc.
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Presentation — Community Improvement Plan
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COMMUNITY IMPROVEMENT PLAN

REQUEST FOR 1025 TALBLT STREET
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COMMUNITY IMPROVEMENT PLAN

E ARE SEEXING 10 BE HCLUDED BT COUNGI BITHUTEN HE
“HAMLEE Y IFROVEMENT PLAGN,

Established in 2003 to:

“address issues and opporfunifies such as herfoge preservoiion, reuse of rallway lands and
related assets and RESIDENTIAL INTENSIFICATION®

Updated in 2015, 2018 & 2019 built on the original 2003 document

Furpose of the 2003 pian includa “toursm, herltage preservation, reuse of rallway londs and
reloted assels, brownfield sites ond RESIDENTIAL INTENSIFICATION"

Section 3.3 identifies thal the CIP can be used lo help achieve the goak of the Official Plan,
specifically "lo enhance the overall qualily of Ife and welrbeing and businesses within the
older residential nelghbourhoods and older commercial creas of the City” as s this se,

Section 3.3.e) also idenlifies “conversation of older industrial aregs.”

Section 4 of the May 2021 "5t Thornas Communily Improvement Plan" denotes thal "key
communify Improverment needs which hove more recently emerged os desiroble policy
plonning goaks and con be oddressed by program additions o the exksting CIP."

- z !
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OIS IRW- NN F-VIRNION [ [NONAME T1HAT APPLY TO TALBOT & FIRST

=+ Poperty lax increment Equivalent Grant Program, specifically the fox grent program that is
no expense to the Cily.




COUNCILS AUTHORITY TO USE THE CIP

-+ Thie incentive programs contained in this CIP can be corsidered as a “toolkil” becouse once
the CIP is adopled and approved, the incentive progroms in the CIP can be oclivaled by
Councii, one ormore of o time, based an Council approval of the implementation of each
program, subject to the gvailability of funding”.

-3 “Furthemmore, the incenlive progroms can alio be used individually or logether by on cppli

conl as he programs opply jo 1hat opplicont s pordicutor development, just ike 1he 1oolsina
|loalbax”

= This allows Council 1o have the flexibility to opply CIP programs as il deems appiopriale.




LOCATION AND QUALIFICATION B[R TE N1

=+ The proposed site located at the notheast comer of Talbot Street & Firs! Avenue is truly a
Main ond Main opportunity.

— The efigibility of the site stems from Its location: “properiles thot are immediately adlacent to
the CIPA may be considered by the City to be within the CIPA on a cae by case basis,
subject to these properlies meeling the key community improvement needs of the CIP".

=+ Projact adheres to
1. Provincial Policy Statement
2. City of §1. Thomas Official Plan
3. loning By-Law
4, Uiban Design Brief for the sile

— Helps achieve the goal of residentiolinlensification ond conversion of employment londs,

L 2
IﬂlllIAN.ITH.:L‘I!S /
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CASE STUDY OF SUCCESS ATIEY LTINS

= Using the Development Chorge Rebate and the Property Tax teol the City successfully
encournged the most prominent development in §1, Thomas in decades.

~19
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OV BNLIIsA8 OF TALBOT & FIRST

~¢ Gateway iocalion - premier locafion within the City ond Eigin County, highest froffic counts,
most Hexible zoning

-+ Mixed use property - plan for the property adheres to the OP and zoning by-Haw

=3 Poteniial to implemen! a smart ond unique vision on a 13 acre property
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ASK & RATIONALE

=» The Tools that we ask the City to use have been in the Toolbox since 2003 and rorely have
they been used

= This it opporiunity 1o make a once in g generation commitment to the most Imporiant
lccalion in the City of 5t, Thaormas

=¢ Mole the description in the 2021 CIP document: “To encourage and sunport rehabilitation,
redeveiopment, infill and intensification projects by providing o financiol incentive that
reduces property tox mcreases thatl can resull from these vanous types of development. Ths
incentive i ako designed to assist in securing project financing”

= from 2003, "the CIF & the vehicle for focusing and slimulating community improvement
efforts”

=4 There is nal better pigject than the one presented to you today




Presentation - Tax Increment Grant Program

REQUEST FOR

TAX INCREMENT GRANT PROGRAM

| ]
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TAX INCREMENT GRANT PROGRAM

We are seeking support of Council to be included
in the Tox Increment Grant Program {“TIGP").

— Councl hos the outhorily 1o oulhorize the TIGP through the Community
Impravament Plan {“CIP" } established in 2003 and modified in 2015,
2018 & 2019,

= A formal opplicalicn has been provided to stalf os required by the CiP.
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LOCATION AND QUALIFICATION B« E N

= The proposed site located at the northeast comer of Talbot Street & First Avenue 1s tndy a
Main and Main oppaorunity.

= The eligibilty of the sile stems from ils locolion: “properties that are immedictely adjocent to
the CIPA may be considered by the Cily 1o be within the CIPA on a case by case bosis,
subject to these properties meeting the key community improvement needs of the CIP™.

=+ Project adheres to:
1. Provincial Policy Slotement
2. City of 5t. Thomaos Official Pion
3. Ioning By-Low
4. Urtban Design Brief for the site

—» Helps achieve the gaal of residential intensification, beautificalion, and conversion of
brownfield lands.

HOSPITAY ROAMIP 2




ABOUT THE TIGP

= From the 2019 Update fo the CIP:
“To encourage and support rehabilitation, redevelopment,
infill and intensification projects by providing a financial
incentive thai reduces the propery tax increase that can
result from various types of development. This incentive is
also designed to assist in securing project financing."

=» The TIGP does nol ploce any “out of pocket costs” on the City of St. Thomas.

-+ Curent property taxes are maintained, but the Applicont does not pay the increase o the
property taxes for a period of time.

—+ The Cily of §1, Thomas would see the full iaxes including increases commence in Year 4 after
compietion of the project.
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RATIONALE FOR REQUEST

1. The project plan contemplates a 14 storey apartment building with a ful lavel
of Undergiound Parking

2. The projeci plon odheres fo the site specific Zoning By-Law and the site specific
tiban Design Guidelines

3. The costs associcted with the Underground Parking Struciure are exceptional
a. $75,000.00 to $100,000.00 estimated costs of each Underground Porking Space
b. Underground Parking Shucture contains 83 porking spaces
c. Blimaled costs of Underground Parking Struciure is: $6,225,000.0 fo $8,300,000,00

4. Keep the project as opartment rental housing as opposed to a condominium project,
A priarity of provincicl policy o increase renial opartment units.

L e L e e e e e bt =




PROJECT OFTIONS

1. Reduce residential density 1o a 6 stary building ond no Underground Parking Struciure
- gk sufoce parking

2. Maintain projec! plon with 14 storles ond Underground Parking Stucture
~ WITH COUNCIL SUPPORT TO PARTICIPATE I THE TGIP

TIMELINE

SPA BP CONSTRUCTION STARY QOCCUPANCY
SPRING 2022 SUMMER 2022 FALL 2022 SPRING 2024
P I e s
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ADDITIONAL CONSIDERATIONS

1. The property was praviously a Brownfield ond has been temedioted with no public funds

2. The properly has on extremaly high waler table odding 1o the cost of he Underground
Parking Struciure.

3. Phase | {14 refal tenonts) received no Incentives and will added approximatety
5300,000 pes yeor in new properly taxes

4. Phase | poid full full Development Charges ond receaived ne credits for the bulldings
previoudy con the propetty,

5. This one opariment building wil provide greater than $400,000 in annudl lox revenue
indefnilely In year 6 ond beyond

4. Increase the likelinood that additiond similar bulldings can be feasible and bullt in the
future; further increasing rental housing suppy and substanlial municipol 1ax revenuas

~20




CONCLUSIONS

= We believe the CIP, and specifically the TIGP, are tools
crealed by the City of 5t. Thomas 1o faciliiate projects
such as this.

- We ask that council authorize staif to complete the TIGP
program for this project.
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Patential Tax Revenue Calcutation
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