
 

To: Members of the General Committee 

From: Cynthia Fletcher 
Commissioner of Infrastructure and Planning Services 

Meeting Date: April 1, 2019 

Subject: Report IPSPL19-014 
Zoning By-law Amendment – 145 Langton Street 

Purpose 

A report to evaluate the planning merits of amending the SP.313 – Special Residential 
District, to include a nursing home (Long Term Care Home) as a permitted use and to 
limit the current permitted medium density residential use to a maximum of 35 dwelling 
units. The modified Zoning District will include site specific regulations for building height 
and setbacks. 

Recommendations 

That Council approve the recommendations outlined in Report IPSPL19-014 dated April 
1, 2019, of the Commissioner of Infrastructure and Planning Services, as follows: 

a) That Section 343 – Special District 313 (SP.313) of Zoning By-law 1997-123 be 
amended to add a ‘nursing home’ as a permitted use; to reduce the maximum 
number of dwelling units from 150 to 35; to permit a maximum height of 3 storeys 
for a nursing home; and to reduce the minimum building setback from side and rear 
lot lines from 4.5m to 4m for a residential dwelling unit, in accordance with Exhibit 
‘C’ attached to Report IPSPL19-014; 

 
b) That the zoning of the lands known as 145 Langton Street be amended from the 

SP.313 – Special Residential District to the SP.313-H – Special Residential District 
in accordance with Exhibit ‘C’ attached to Report IPSPL19-014; and 

 
c) That the ‘H’ Holding Symbol be removed at such time as Site Plan Approval is 

granted to include the following provisions in the associated Site Plan Agreement: 
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i. require the front elevations of the residential dwelling units along Langton 

Street to face the street, to the satisfaction of the Planner of Urban Design; 
and 

 
ii. Require the owner to provide an easement to facilitate electrical and 

municipal servicing to 881 Dutton Road with a relocated overhead pole line, 
at the expense of the developer. 

Budget and Financial Implications 

There are no direct budget or financial implications arising from the approval of this 
application. 

Background 

The property is situated on the south side of Langton Street, west of Water Street and 
has been vacant since the demolition of the original Fairhaven Home for the Aged in 
2005.  The zoning of the lands was amended in 2003 from PS.2 – Public Service District 
to the current SP.313 – Special Residential District, anticipating a medium density 
residential development with site specific regulations (By-law #03-117) in accordance with 
the Medium Density Residential Designation of the lands in the Official Plan.  Council 
approved a Site Plan for the construction of 92 condominium units (combination of duplex 
and row houses) in 2017 in accordance with the zoning applied to the lands, however, the 
agreement was not finalized and development did not proceed. 
 
The property has recently been sold to the applicant (OMNI Healthcare) who have 
submitted the current proposal to redevelop the property to support a new 160 bed Long 
Term Care Home (nursing home) with associated parking and landscaping, together with 
up to a maximum of 35 dwelling units along the north and west perimeter of the lands, 
bounding the private road around the proposed nursing home facility.   
 
The area is characterized by a mix of institutional and residential land uses.  The subject 
property has frontage along Langton Street, classified as a local road, connecting Hilliard 
Street (medium capacity arterial street) to Water Street (high capacity arterial street).  
Langton Street forms the southern boundary of a large residential neighbourhood to the 
north.   
 
The application was accompanied by a Planning Justification Report prepared by Kevin 
M. Duguay, MCIP, RPP, dated October 5, 2018; a Traffic Brief prepared by Asurza 
Engineers, dated September 20, 2018; a Functional Servicing Report prepared by WSP, 
dated August 30, 2018; concept site plan, floor plans and elevations, prepared by G 
Architects and concept landscape site plan prepared by G Architects and WSP.  A Site 
Lighting Plan, prepared by Fortech Engineering was also submitted. 
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The Planning Justification Report concludes that the application is consistent with the 
2014 Provincial Policy Statement in that it represents an efficient use of the property, and 
contributes towards a complete community with the introduction of a long term care 
facility use.  The author concludes that the application furthers the requirement to 
accommodate people at all stages of life and conforms to the policy direction of the 2017 
Growth Plan and the City’s intensification objectives within the designated settlement 
area and within the built boundary.  The justification relies on the overall policies of the 
City’s Official Plan for residential development on full municipal services and 
intensification.  It recognizes the need for a rezoning and proposes site specific 
regulations to accommodate the proposed concept site plan.  It is also acknowledged that 
Site Plan Control will apply to the current development proposal and that a revision to the 
approved 2017 site plan will be required prior to issuance of building permits. 
 
The applicant hosted an Open House for the neighbourhood on January 15th, 2019 at the 
Five Counties Children’s Centre on Dutton Road.  Approximately 15 neighbouring 
residents attended, in addition to the applicants’ consulting team and City Planning Staff.  
Neighbours were primarily interested in the proposed building form and layout of the 
development.  There was a discussion regarding a potential vehicular connection to the 
lands to the south and the applicants indicated that it was anticipated that a locked gate 
for emergency access be provided between the two properties, limiting other vehicles 
from connecting through the lands to Dutton Road.  Planning Staff heard concern with the 
concept of rear lots of the future residential dwelling units proposed along the Langton 
Street streetline.  It was expressed at the meeting and in a follow up email from the 
neighbouring property owner to the east, that a public road be considered between 
Langton Street and Dutton Road to facilitate traffic for emergency vehicles, delivery 
vehicles, taxis and visitors, reducing traffic on local and surrounding streets.  The 
neighbour also expressed concern with the orientation of the dwelling units along Langton 
Street, preferring a front facade relating to the street and questioning the need for an 
internal roadway on the site. 

Analysis 

a) Official Plan 

The lands are designated ‘Residential’ on Schedule A – Land Use, and ‘Medium Density 
Residential’ on Schedule E – Residential Density.  The Residential designation 
anticipates a range of housing and other land uses that are integral to and supportive of a 
residential environment.   

The proposed nursing home use of the land is reinforced by Section 4.2.1.3 of the Official 
Plan whereby complimentary uses and uses that serve the basic residential uses are 
recognized as permitted, including local commercial uses, home occupation uses, public 
and institutional uses, parks and recreation areas, churches and special care facilities.  
The proposed amendment to add a ‘nursing home’ as a permitted use is consistent with a 
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‘special care facility’ use recognized as a permitted use, anticipated within lands 
designated ‘Residential’ in the Official Plan.   
 
The medium density residential provisions of Section 4.2.2.2 of the Official Plan apply to 
the lands, as depicted on Schedule ‘E’ – Residential Density.  These policies support the 
use of the lands for the proposed row housing and semi-detached units contemplated by 
the existing zoning and intended to continue to be permitted via the amendment, together 
with the proposed nursing home use. 
  
The Functional Servicing Report prepared by WSP, dated August 30, 2018 concludes 
that the proposed development will not impact the sewage flows or capacity and that the 
limiting pipe segment will remain functional to 60% of its capacity, therefore, no upgrades 
to the municipal sanitary system will be required to support the proposed development.   
 
Easements for electrical services to the adjacent lands to the south (881 Dutton Road – 
Fairhaven) will be required and the existing overhead pole line to 881 Dutton Road will 
need to be relocated at the developers’ expense to accommodate the development.  This 
requirement will be addressed at the Site Plan Approval stage. 
 
b) Zoning By-law 
 
The lands known as 145 Langton Street are presently zoned SP.313 – Special 
Residential District limiting the uses to dwelling units, with a maximum of 1 storey.  The 
existing zoning was assigned to the property in 2003 when the property was declared 
surplus by the City and sold to a private developer.  The SP. 313 Zoning District permits 
medium density residential land use, with a restriction on the total number of units 
permitted to be capped at 150 units for the 3.5 ha (8.65 ac.) parcel.  The former PS.2 – 
Public Service District permitted a range of government and institution type of uses, 
including schools, churches, day nurseries, and retirement/nursing/group home.   

Although several development concepts have been proposed for the lands and a site plan 
for medium density residential development approved by the City, the lands remain 
vacant.  The current owner purchased the lands with the intention of amending the zoning 
to facilitate a combination of medium density residential units and a nursing home (Long 
Term Care Facility), subject to a future plan of condominium.   
 
The application proposes to amend the SP.313- Special Residential District to include site 
specific regulations to facilitate a 3 storey nursing home facility to be located within the 
mid portion of the site, with potential for future expansion and a concept illustrating up to 
35 semi-detached or townhouse dwelling with 1 and 2 storey height restrictions.  The 
proposed land use is accompanied by a request to modify the regulations of the existing 
zoning as follows: 
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Regulation: Existing 
Requirement: 

Proposed Requirement: 

Minimum Lot Area  
 

3.5 ha.   N/A 

Maximum Number of Dwelling 
Units 

150 35 

Maximum Number of Nursing 
Home Beds 

N/A 160 

Maximum Number of Dwelling 
Units per Dwelling: 

i. Along a Street Line 
ii. Elsewhere  

 
 

i. 2 
ii. 8 

 
 

i. 2 
ii. 8 

Minimum Building Setbacks: 

i. From Side Lot Line 

 

ii. From Rear Lot Line 

 
iii. Between Buildings along 

streetline 

 
i. 4.5m 

 
 

ii. 4.5m 

iii. 2.4m 

 
i. 4m for dwelling units ; 

50m for nursing home 

ii. 4m for dwelling units; 
40m for nursing home 

iii. 2.4m 

Maximum Building Height: 

i. Nursing home 

ii. Dwelling 

 

i. N/A 

ii. 1 storey 

 

i. 3 storeys 

ii. 1 storey within 6m of a 
street line and 2 
storeys elsewhere  

Minimum Landscaped Open 
Space 

35% of Lot Area 35% of Lot Area 

Minimum  width of landscaped 
open space to be provided and 
maintained, except as interrupted 
by driveways: 
i) along a street line 
ii) along a side lot line or rear 

lot line  

 
 
 
 

i) 6m 
ii) 4.5m 

 
 
 

As per approved Site Plan 

Minimum Motor Vehicle Parking 2 spaces per 
dwelling unit 

2 spaces per dwelling unit 

  Notwithstanding the 
provisions of Section 6.11, 
the minimum building setback 
from the street line shall be 
70m for a nursing home. 
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It is recommended that Section 343 (SP. 313) be amended to address the site specific 
regulations noted above.  The introduction of a nursing home as a permitted use is 
consistent with the Medium Density Residential policies of the Official Plan. The applicant 
has respected the height restriction of dwellings fronting along Langton Street as per the 
2003 regulations and is seeking a modest increase to 2 storeys for interior dwelling units 
and 3 storeys for the nursing home use.  The proposed 3 storey height will facilitate a 
building form that is consistent with the medium density policies and compatible with the 
surrounding neighbourhood.  The proposed increased setback for the nursing home and 
minimum landscaped open space requirements will also ensure adequate buffering from 
single detached residential uses to the east and north of the property. 

It is recommended that a ‘H’ Holding Symbol be assigned to the zoning of the lands to 
ensure that the proposed dwellings along Langton Street be designed in such a manner 
that they face Langton Street, to ensure appropriate and compatible streetscape and 
design for the neighbourhood.  It is further recommended that provisions related to 
necessary servicing easements for lands known as 881 Dutton Road, be addressed prior 
to development of the subject lands.  

c) Site Development 

The requirement to enter into a Site Plan Agreement will assist the City in ensuring that 
the property is maintained in accordance with the approved plan and is binding on all 
future landowners.   

The concept site plan illustrates the proposed vehicular access to the site via a proposed 
driveway connection to Langton Street towards the westerly side of the property.  It is 
proposed that a total of 113 parking spaces be provided for the nursing home and 2 
parking spaces per dwelling unit be provided.   
 
Site Plan Approval will address matters such as driveway location, design and 
configuration; parking layout; loading facilities; landscaping, buffering and fencing; 
exterior lighting; site servicing; and stormwater management including low impact 
development features.  
 
It is recommended that the Site Plan Agreement include provisions related to easements 
and right-of-ways on the subject lands in favour of the lands at 881 Dutton Road 
(Fairhaven), and that building design and architectural treatments of the dwellings along 
Langton Street are subject to approval of the City’s Planner, Urban Design. 

Response to Notice 

a) Significant Agency Responses: 
 
Agency circulation was issued on October 31, 2018. 
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Peterborough Utilities indicate that development charges and/or frontage charges will be 
applicable and the owner is required to consult with Peterborough Distributions Inc. about 
the electrical site servicing. If the roadways will be privately owned, easements will be 
required to cover the service to 881 Dutton Road and the new developments on the 
property.  The existing overhead pole line to 881 Dutton Road will need to be relocated at 
the developer’s expense to accommodate this new site.   
 
b) Summary of Public Responses: 
 
Following the Neighbourhood Meeting hosted by the applicants, Planning Staff were 
copied on correspondence to the applicant from Robert Lapum, neighbouring landowner 
to the east of the subject property. Mr. Lapum included his concern that the proposed 
concept for the subject lands does not appear to facilitate a connection through the site, 
linking Langton Street to Dutton Road, to facilitate buses, fire and ambulance vehicles, 
delivery vehicles, taxis and visitors, in order to reduce traffic on area streets.  The 
applicants have indicated that emergency access would be facilitated; however, there is 
no plan to facilitate other vehicular traffic through the site.  Mr. Lapum further commented 
on the orientation of the lots and driveways along Langton Street.  It is his opinion that 
that units and driveways should front onto Langton Street and that additional roadway 
parallel to Langton Street is unnecessary.  Staff agrees that the dwellings should be 
designed to be oriented with front entrances and landscape treatment consistent with 
front yards along Langton Street. 
 
No further written comments have been received as of March 4, 2019. 

Submitted by, 

Cynthia Fletcher 
Commissioner of Infrastructure and Planning Services 
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Contact Names 
Ken Hetherington 
Manager, Planning Division 
Phone: 705-742-7777, Ext. 1781 
Toll Free: 1-855-738-3755 
Fax: 705-742-5218 
E-mail: khetherington@peterborough.ca 

Caroline Kimble 
Land Use Planner 
Phone: 705-742-7777, Extension 1735 
Toll Free: 1-855-738-3755 
Fax: 705-742-5218 
E-mail: ckimble@peterborough.ca 

Attachments 
Exhibit A – Land Use Map 
Exhibit B – Concept Site Plan 
Exhibit C- Draft Zoning By-law Amendment 
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Exhibit A – Land Use Map – Page 1 of 1 
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Exhibit B – Concept Plan – Page 1 of 1 
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Exhibit C, Draft Zoning By-law, Page 1 of 3 

 

The Corporation of the City of Peterborough 

By-Law Number 19- 

Being a By-law to amend the Zoning By-law for the lands known as 145 Langton Street  

The Corporation of the City of Peterborough by the Council thereof hereby enacts as 
follows: 

1. That Section 343 – SP. 313 be amended as follows: 

a. Section 343.2 be amended to add “b) nursing home” as a permitted use; and 

b. Section 343.3 be amended to repeal and replace the table of regulations with 
the following: 

Regulation: Requirement: 

Maximum Number of Dwelling Units 35 

Maximum Number of Nursing Home Beds 160 

Maximum Number of Dwelling Units per 
Building: 

iii. Along a Street Line 
iv. Elsewhere  

 
 

iii. 2 
iv. 8 

Minimum Building Setbacks: 

iv. From Side Lot Line 

 

v. From Rear Lot Line 

 
vi. Between Buildings along streetline 

 
iv. 4m for dwelling units ; 

50m for nursing home 

v. 4m for dwelling units; 
40m for nursing home 

vi. 2.4m 
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Exhibit C, Draft Zoning By-law, Page 2 of 3 

Maximum Building Height: 

iii. Nursing home 

iv. Dwelling 

 

iii. 3 storeys 

iv. 1 storey within 6m of a 
street line and 2 
storeys elsewhere  

Minimum Landscaped Open Space 35% of Lot Area 

Minimum  width of landscaped open space to 
be provided and maintained, except as 
interrupted by driveways: 
iii) along a street line 
iv) along a side lot line or rear lot line  

 
 
 

As per approved Site Plan 

Minimum Motor Vehicle Parking 2 spaces per dwelling unit 

Notwithstanding the provisions of Section 6.11, the minimum building 
setback from the street line shall be 70m for a nursing home. 

2. That Map 4 forming part of Schedule “A” to By-law 97-123, is amended by 
changing the area shown on the sketch attached hereto as Schedule ‘A’ from 
SP.313 to SP.313-H. 

d) That the ‘H’ Holding Symbol be removed at such time as Site Plan Approval is 
granted to include the following provisions in the associated Site Plan Agreement: 

 
i.  require the front elevations of the residential dwelling units along Langton 

Street to face the street, to the satisfaction of the Planner of Urban Design; and 
ii. Require the owner to provide an easement to facilitate electrical and municipal 

servicing to 881 Dutton Road with a relocated overhead pole line, at the 
expense of the developer. 

By-law read a first, second and third time this  day of , 2019.  

  
Diane Therrien, Mayor 

  
John Kennedy, City Clerk 
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Exhibit C, Draft Zoning By-law, Page 3 of 3 


