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Executive summary

The City’s Official Plan was recently updated through Official Plan amendments 39,
42, and 48. The City’s Zoning Bylaw (1995) pre-dates the updated Official Plan and
as a result, some aspects of it may not conform to the Official Plan. A
comprehensive review of the zoning bylaw is required to bring it into compliance
with provincial legislation, ensure that it conforms to the Official Plan, and is
reflective of current community and zoning trends.

In January 2019, Council endorsed a process for the comprehensive zoning bylaw
review. This process includes five phases to be completed between 2019 and 2021:

Phase 1 - Project initiation

Phase 2 - Research and analysis

Phase 3 - First draft zoning bylaw and Official Plan amendment
Phase 4 - Final zoning bylaw, and

Phase 5 - Implementation and appeals

This discussion paper is the key deliverable for Phase 2.

The discussion paper reviews Guelph’s Official Plan as well as any relevant local or
provincial policies, regulations, or guidelines. Each chapter explores trends in
zoning by reviewing relevant zoning bylaws selected through a set of criteria. Based
on a review of policies and zoning trends, and in consideration of input gathered
through phase one community engagement, each chapter provides a series of
options and preliminary recommendations for zoning.

Preliminary recommendations

Based on the Official Plan, provincial policies, regulations or guidelines, where
relevant, zoning trends, and comments from phase 1 community engagement, a
number of preliminary recommendations are included in each chapter of the
discussion paper. Each recommendation aligns with the Official Plan and seeks to
create a new zoning bylaw that is simplified and streamlined. The following is a
summary of the preliminary recommendations from the discussion paper.

Chapter 3 - Layout, scope, legal matters, existing development approvals,
and specific uses

Format and Layout

Preliminary recommendation: It is recommended that the new zoning bylaw
include purpose statements for each zone to clearly identify the intent and how
each zone connects to the Official Plan. Illustrations should be used for certain
terms to assist with explanations. These illustrations will not form part of the zoning
bylaw but will be there for reference purposes only. Additionally, each allowed use
should be defined so that it is clear what each use means. A user’s guide should be
prepared as a companion to the zoning bylaw to explain to readers how to use the
zoning bylaw.



Definitions and general rules

Preliminary recommendation: Most definitions are recommended to be updated
to reflect direction from the Official Plan and/or to reflect trends found in other
comparable municipal zoning bylaws. Some definitions are recommended to be
deleted as they are no longer necessary. Additionally it is recommended that most
general rules, those found within section four of the existing zoning bylaw (not
including rules for parking and driveways - see the Guelph Parking Standards
Review Discussion Paper for recommendations) be updated to reflect direction from
the Official Plan and/or to reflect trends found in other comparable municipal zoning
bylaws. Some general rules are recommended to be deleted as they are no longer
necessary or do not conform to the Official Plan.

Accessory Dwellings

Preliminary recommendation: To comply with recent amendments to provincial
legislation, that is the Planning Act, it is recommended that an accessory dwelling
be permitted in any zone that permits a single detached dwelling, semi-detached
dwelling, and townhouse dwelling. It is further recommended that the accessory
dwelling be permitted both in the same building as a single/semi-detached/
townhouse dwelling and within a separate building on the same lot. Additionally it
is recommended that there be rules for accessory dwellings for maximum lot size,
setbacks and direct access from the street for accessory dwellings in separate
buildings, and a minimum of one parking space.

Special needs housing

Preliminary recommendations

Long term care facility: A new use, long term care facility, which will also include
independent living units (units where there may be some personal support
services), be included in a new zoning bylaw. This use is proposed to replace the
existing ‘home for the aged’ and ‘nursing home’ uses in the exiting zoning bylaw.
This updated terminology is reflective of zoning trends and language used in the
provincial legislation. It is recommended that a long term care facility be permitted
in any medium and high density zone that permits residential uses. This is similar
to the existing zones that permit *home for the aged’ and ‘nursing home’.

Retirement residential facility: it is recommended that the existing use be
retained and permitted in any medium and high density zone that permits
residential uses.

Hospice: A new use, hospice, be included in a new zoning bylaw as both part of a
long term care facility and as a separate use. This is recommended as the services
provided by a hospice are sometimes offered within a long term care facility as part
of a continuum of care. In some cases hospice services are provided through a
separate facility, such as the Hospice of Wellington in Guelph, at a much smaller
scale, for example ten residents.
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Group homes

Preliminary recommendation: The zoning bylaw definition of group home should
be update to align with the Official Plan definition of group home. It is further
recommended that in addition to low density residential areas, where group homes
are already allowed, group homes be allowed in medium density and high density
zones that permit residential uses. Additionally, it is recommended that the existing
minimum distance separation rules be removed. A group home is only permitted
within the entirety of a building. A new rule is recommended to be included that
establishes a maximum size, based on a maximum number of residents. Small
group homes will be allowed within low density residential areas with larger ones
allowed elsewhere.

Lodging houses

Preliminary recommendation: The exiting zoning bylaw uses ‘dwelling unit” and
‘lodging unit’ to distinguish between a single detached dwelling, for example, and a
lodging house. It is recommended that the definitions of ‘dwelling unit’ and ‘lodging
unit’ be updated based on zoning trends to clarify how lodging houses are a
different use of land than dwelling units. The existing zoning bylaw also permits
lodging houses through two uses, ‘lodging house type 1’ and ‘lodging house type 2’
where the first is allowed in low density residential areas and the second only
permitted in medium or high density residential areas through an amendment to
the zoning bylaw. It is recommended that this approach to allowing lodging houses
be retained. Further it is recommended that the existing minimum distance
separation rules be removed and a rule be included that requires a lodging house to
occupy the entire building.

Prohibited uses

Preliminary recommendation: That the existing zoning bylaw approach of listing
specific uses that are prohibited anywhere in the city as part of general rules be
retained. This approach provides clarity that these uses are not permitted anywhere
in the city. It assists with the interpretation and implementation of the zoning bylaw
should requests be brought forward to permit these uses that they do not meet the
intent of the zoning bylaw.

Complementary uses

Option 1: Complementary uses should be listed within each zone. This approach
requires that complementary be defined to ensure that the uses listed are not the
primary use of the property. This is important as certain uses are only permitted as
complementary uses, rather than primary uses, in certain land uses as per the
Official Plan.

Option 2: Complementary uses should be restricted through rules to ensure that
they are complementary. This option allows for each use to have separate rules
providing for each use to be treated differently within each zone. In some cases a
complementary use that may be allowed within a commercial area may be allowed



different than the same complementary use within an employment area. This
approach allows for this consideration.

Accessory uses

Option 1: Accessory uses should be listed within each zone. This approach requires
that accessory be defined to ensure that uses listed are not the primary use of a
property. This is important as the Official Plan provides for what uses are allowed as
primary uses and provides some direction as to what uses are allowed as

accessory.

Option 2: Accessory uses should be restricted through rules to ensure that they
are accessory. This is the current approach in the existing zoning bylaw. This option
also requires that accessory be defined. Rules, such as maximum gross floor area,
could be applied differently within each zone allowing for zone specific context to
accessory uses across the zoning bylaw.

Specialized zones

Preliminary recommendation: in consideration of zoning trends, it is
recommended that the concept of specialized zones be retained. It is also
recommended that the specialized zones be re-named ‘site specific zones’. This title
change is a more accurate description of these types of rules which typically reflect
site specific or area specific considerations. All existing specialized zones will be
reviewed as part of the preparation of the first draft zoning bylaw. Each existing
specialized zone will be evaluated together with the Official Plan and draft new
zones to determine whether it should be retained, deleted or modified. The key
determining factor will be whether or not the specialized zone conforms to the
Official Plan.

Minor variances

Option 1: All buildings built and uses established through minor variances become
legal non-conforming unless the new zoning that applies to the property has
changed in a way that a minor variance is not longer needed, meaning that what
has been built or how the property is used now complies with the new zoning
bylaw. This option ensures compliance with the Official Plan and aligns well with
having one complete new zoning bylaw.

Option 2: All minor variances approved under the existing zoning bylaw are
recognized in the new zoning bylaw through a general rule. This approach ensures
that once a minor variance is approved a property owner does not need to apply for
the same variance again, should it be necessary to. This approach may ‘carry
forward’ variances where the Official Plan intent is not met. This would more likely
be the case for variances that were approved prior to the most recent Official Plan
being in effect. This approach would ensure that once an approval has been
obtained for a property it remains and that the use or building approved through
the variance remains legal. An unintended consequence with this is that for
situations where the building or use do not conform to the Official Plan, this means
that the future vision for that property may take that much longer to achieve.



Transition provisions for development applications

Preliminary recommendation: At the time of a decision by Council on a new
zoning bylaw, there will certainly be development applications that have already
been considered or are in the process of being considered against the existing
zoning bylaw. It is recommended that building permits and site plans that are in
progress, which are applications that have already been received and have been
determined by the city to be complete applications, be able to obtain final approvals
provided that they meet all of the rules under the existing zoning bylaw, that is
provided that they did not need a zoning bylaw amendment or minor variance. It is
further recommended that these applications be permitted to obtain final approvals
for a prescribed period of time, generally this time limit is based on the average
time that it takes to obtain final approval.

The use of legal non-conforming versus legalizing an existing use

Preliminary recommendation: Where the Official Plan has changed the land use
of a property the existing use may no longer be allowed. The Official Plan outlines
criteria for how to consider whether an existing use should be recognized in a new
zoning bylaw or whether an existing use should become legal non-conforming (see
section 3.2.2 of the discussion paper). Should concerns be raised about the legal
non-conforming status of a property, the Official Plan criteria will be used to
determine whether the use will be legalized in a new zoning bylaw or whether the
use will become legal non-conforming.

No zoning bylaw amendments for two years

Preliminary recommendation: It is recommended that generally no amendments
be permitted to the new zoning bylaw for a period of two years following Council’s
approval. This option allows staff, Council, the community, and developers’ time to
work within the new rules. Given the comprehensive zoning bylaw review process
endorsed, there are many opportunities for feedback at various stages throughout
the process providing opportunities to work with staff on the preparation of a new
zoning bylaw that provides the most appropriate set of rules for Guelph. This option
does not preclude Council from considering site specific exemptions to this zoning
bylaw amendment moratorium.

Chapter 4 — Residential

Zone structure and uses

It is recommended that a series of separate zones be incorporated into a new
zoning bylaw that each implement the low density residential, medium density
residential, and high density residential land uses of the Official Plan. Specific zone
structure and use recommendations are as follows for each of the residential land
use designations.

Preliminary recommendation for low density residential lands: It is
recommended that four zones be used to apply to land designated low density
residential in the Official Plan. One zone will permit smaller lot frontages than the
other. Both zones will permit single detached, duplex, and semi-detached dwellings.
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Accessory dwellings will also be permitted. The third zone will permit on-street
townhouse dwellings and accessory dwellings. The fourth zone will permit small
scale apartments and cluster townhouse dwellings. For all dwelling types, a rule is
recommended to be included to require a front door facing the street.

This option reduces the number of residential zones that are within the existing
zoning bylaw and provides choice in the types of dwellings that are permitted. A
mix of dwelling types within neighbourhoods will be achieved through the
application of each of the four zones.

Preliminary recommendation for medium density residential lands: It is
recommended that three zones be used to apply to lands designated medium
density residential in the Official Plan. Each zone will permit different types of
townhouse dwellings, such as cluster townhouses, on-street townhouses, and back-
to-back and stacked townhouses. Two of the zones will also permit apartments.
This option provides choice in the types of dwellings that are permitted, that is
more than one dwelling type is permitted in most of the zones, while ensuring that
there is a mixture of dwelling types within neighbourhoods, to be achieved through
the application of the zones. This recommendation provides for newer types of
townhouses, such as back-to-back and stacked townhouses, in a new zone
removing the need for a zoning bylaw amendment.

Preliminary recommendation for high density residential lands - It is
recommended that one zone be used to permit apartments to a maximum building
height of ten storeys on properties designated high density residential in the Official
Plan. This zone will also permit convenience commercial uses within a building that
has residential units. Each high density residential property will be assessed to
determine if there is adequate servicing capacity to accommodate the maximum
permitted building height of ten stories. Where there are servicing constraints, a
holding provision will be used to restrict development on the property until
servicing capacity is available. This recommended high density residential zone
provides a clear connection to the High Density Residential Official Plan land use
designation. Together with the proposed holding provision and recommended built
form rules, including transition in building height to adjacent lower density
residential areas, this zone will ensure that high density properties are identified in
a zoning bylaw with appropriate rules in place.

Preliminary Recommendation for non-residential uses in residential areas -
It is recommended that the existing convenience commercial (C.1) zone and the
existing educational/spiritual/other services (I.1) zone be retained and continue to
apply to existing C.1 and 1.1 zoned properties that are designated low density or
medium density residential in the Official Plan. Additionally it is recommended that
the uses currently permitted within these zones be updated to conform to the
Official Plan.

Rules

Preliminary recommendation for townhouse rules - A series of rules are
proposed to be retained and added to provide direction on the built form of
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townhouses. New rules for townhouses include a maximum length for a block of
townhouses, a minimum unit width that depends on the location of a garage, and
the ability to include a green roof as a portion of the required landscaped area.

Preliminary recommendation for mid-rise building rules - A series of rules
are proposed to be retained and added to provide direction on the built form mid-
rise buildings. New rules include a maximum building length, minimum stepback,
which is the distance that certain storeys of a building must be setback from
storeys below, for certain storeys of a building, restricting the location of surface
parking, and requiring that 50% of the landscaped open area be soft landscaping. A
green roof can be included to count as a portion of the required landscaped open
area.

Preliminary recommendation for tall building rules - A series of rules are
proposed to be retained and added to provide direction on the built form high-rise
buildings. These rules cover the same topics as the rules proposed for mid-rise
buildings and also include an angular plane and a minimum tower separation.

Chapter 5 - Commercial and mixed use
Zone structure and uses

It is recommended that a series of separate zones be incorporated into a new
zoning bylaw that each implement the five commercial and mixed-use Official Plan
land uses.

Preliminary recommendation for commercial mixed-use centres: It is
recommended that one new zone be created that permits a broad range of
commercial and service commercial uses. Vehicle type uses, including gas stations,
carwashes, and drive-through facilities are recommended to be permitted. Minimum
and maximum commercial floor area rules are also recommended to align with a
proposed amendment to the Official Plan, as a result of the recommendations from
the commercial policy review. This option reduces the number of zones and creates
consistency within the City’s commercial mixed-use centres.

Preliminary recommendation for mixed use corridors: It is recommended that
one residential zone, one institutional zone, and one commercial zone be created
for the City’s mixed-use corridors. These zones would apply to lands that are
currently zoned residential, institutional, and commercial respectively. The uses
permitted in these zones would be similar to the uses permitted in the residential,
institutional, and commercial zones in other areas of the City but would provide for
the ability to have residential uses on properties zoned commercial provided that
commercial uses are also there. Vehicle type uses including gas stations, car
washes, and drive through facilities are recommended to be permitted on
commercially zoned properties. Minimum commercial floor area rules are also
recommended for commercially zoned properties to align with a proposed
amendment to the Official Plan, as a result of the recommendations from the
commercial policy review. Although this option results in the creation of three zones
for the City’s mixed use corridors, it provide a clear connection to the Official Plan
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and a clear indication of the primary intent of the lands, that is whether it is
primarily for residential, institutional, or commercial purposes.

Preliminary Recommendation for neighbourhood commercial centres: It is
recommended that two zones be created which differ on the minimum and
maximum commercial floor area that is permitted to align with recommendations
from a proposed amendment to the Official Plan, as a result of recommendations
from the commercial policy review. A range of commercial and service commercial
uses are recommended to be permitted. Residential uses within a mixed-use
building are also recommended to be permitted. Drive-throughs are recommended
to be permitted only in larger neighbourhood commercial centres, which are those
with a maximum allowable commercial floor area of 10,000 square meters. This
option ensures that the two different sizes of neighbourhood commercial centre are
recognized in zoning and aligns with the different sizes contemplated in the Official
Plan. This option aligns with the existing and proposed maximum commercial floor
area Official Plan policies which provide for two sizes of neighbourhood commercial
areas.

Preliminary recommendation for service commercial lands: It is
recommended that the two existing service commercial zones be collapsed into one
new service commercial zone with rules requiring uses to be located within
buildings when adjacent to residential areas. Generally, the service commercial
zone will continue to allow a similar range of uses to the existing service
commercial zones. Some uses are proposed to be collapsed into broader categories
of uses, such as the vehicle type uses. This option reduces the number of zones and
provides flexibility in the service commercial uses allowed and provides a way to
ensure that there is compatibility between service commercial areas and adjacent
residential areas.

Preliminary recommendation for mixed office/commercial lands: It is
recommended that the existing office residential zone (OR) and the existing
commercial residential (CR) zone be collapsed into one new zone. The range of uses
allowed within the Mixed Office/Commercial Official Plan land use designation allows
for small scale office and commercial uses in these areas. Because these uses are
allowed in all mixed office/commercial designated areas it is no longer necessary to
have one zone that allows only office uses and one zone that allows only
commercial uses. In addition to office and commercial uses, the recommended zone
would allow a full range of residential uses. This type of zone reduces the number
of zones in a new zoning bylaw and provides a clear connection to the Official Plan
land use.

Rules

To ensure conformity with the Official Plan, implement the preliminary directions
from the draft commercial built form standards, and reflect new trends in zoning it
is recommended that a new zoning bylaw include rules for the following:

e Minimum and maximum commercial gross floor area
e Maximum building heights
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e Densities for residential uses

Building heights to be lower when adjacent to low/medium density residential

areas, to be measured through an angular plane (stepbacks) from the property

line or building face

Green roofs may contribute towards a portion of the minimum landscaped area

Rules for the location of surface parking

Minimum building heights

Minimum first storey heights

Minimum amount of transparent windows or active entrances for the first storey

of buildings

Maximum building lengths

e Location of drive-through facilities when on a lot adjacent to residential,
institutional or park zoned properties and the location of stacking lanes, and

e Location of gas stations when adjacent to residential, institutional or park zoned
properties.

Chapter 6 — Employment
Zone structure and uses

Preliminary recommendation - It is recommended that four zones be created to
implement each of the four employment land use designations, which are
Industrial, Business Park, Institutional/Research Park, and Mixed Business. This
option provides a clear link between the employment zones and the Official Plan
employment land uses. It also reduces the overall number of zones from the
current five to four. This option also creates a specific zone for the
Institutional/Research Park land use designation, which are currently zoned a
specialized industrial zone and the Mixed Business land use designation which are
currently zoned industrial. The permitted uses are recommended to be modified to
align with the uses that are permitted in the Official Plan. Certain uses that are
currently permitted are recommended to be deleted as they are not permitted by
the Official Plan, for example commercial school and veterinary service.

Rules

Preliminary recommendation - Certain uses are only permitted within the
employment areas if they are complementary uses. It is recommended that
complementary uses only be permitted within a multi-unit/multi-tenant building
and that this building contain a primary permitted use, which is a use that isn’t
required to be a complementary use. This type of rule will ensure that the intent of
the City’s employment lands, which is to have a supply of lands for industrial and/or
office uses, is maintained while still providing the opportunity for complementary
uses to occur in these areas. Rules about the location of uses are recommended
requiring certain uses to locate within a building to ensure that higher employment
densities are achieved. These types of rules will also help to implement Hanlon
Creek Business Park Official Plan policies. Additional rules for the location of parking
and minimum first storey building heights are recommended.



Chapter 7 — Natural heritage system, floodplain, open space, and parks

Zone structure and uses

Preliminary recommendation for natural heritage system lands: It is
recommended that one zone be created that would apply to the entirety of the
city’s natural heritage system. This zone would permit conservation uses and legally
existing uses, consistent with the uses permitted in the Official Plan. It is
recommended that conservation use be defined to include the preservation,
maintenance, sustainable utilization, restoration, and/or enhancement of the
natural environment. Conservation may also include accessory low impact scientific
and educational activities and passive recreation activities that have no negative
impact on the conservation use. The additional uses that may be permitted in
specific natural heritage system features or their buffers, subject to conditions,
would be permitted through site specific zoning amendments.

This approach provides a clear connection between the Official Plan natural heritage
system policies and reduces the number of overall zones. It also ensures that uses
that are permitted subject to conditions be considered, where proposed, through
applications where the studies that are required to be submitted, according to the
Official Plan, to be requested.

Preliminary recommendation for floodplain lands: Within the floodway
portions of the floodplain areas, which is the rivers and immediately adjacent lands,
it is recommended that the zone recommended for the natural heritage system
apply to the floodway. An overlay is also recommended to prohibit certain uses that
are not permitted within any portion of the floodplain. This is consistent with the
Official Plan floodway policies as the recommended natural heritage system zone
permits the same uses that are permitted in the floodways, which are existing uses
and natural heritage conservation.

Within the flood fringe portion of the floodplain areas, which are lands that are
farther out from the rivers in areas where it has been determined certain types of
development may occur, it is recommended that a zone that implements their
Official Plan land use apply. Generally these lands have a land use that allows for
development. Additionally, to align with Provincial direction, the Grand River
Conservation Authority’s policies and the Official Plan it is recommended that an
overlay be applied to flood fringe lands to prohibit certain uses that are not
permitted within any portion of the floodplain and to require that a permit be
obtained from the Grand River Conservation Authority prior to any development.

A separate overlay is recommended for the special policy area floodplain to
permit additional uses, restrict uses and provide rules about development as
outlined in the Official Plan.

Preliminary recommendation for open space and parks lands: It is
recommended that three zones apply to existing municipal parks and community
centres based on the hierarchy of park land within the Official Plan. One zone is
proposed for neighbourhood parks, including urban squares, which will generally



permit parks, trails, and conservation uses. A second zone is recommended for
community parks that will permit everything that a neighbourhood park permits
and will also permit community centres. The third zone proposed would apply to
regional parks and will permit everything that a community park permits and will
also permit private recreation facilities.

Additionally, an open space zone is recommended that would apply to the city’s
open space areas that are not parks. Typically these are lands that are part of the
city’s trail system but are not adjacent or within the natural heritage system or
parks. A golf course zone is also proposed that would apply to the exiting golf
courses within the city. Golf courses are part of the city’s open space system but
are not part of the city’s park land. This option ensures that park land is clearly
identified as separate from other privately owned and/or operated recreational
uses.

This approach provides a clear link between the zoning bylaw and the Official Plan
land uses.

Preliminary recommendation for stormwater management facilities: It is
recommended that one zone be created to apply to existing and proposed
stormwater management facilities. This option identifies the location of exiting
stormwater management facilities and recognizes them as a unique use that tends
to locate within natural heritage or open space areas. This option would clarify that
stormwater management facilities are a separate use of land from parks and the
natural heritage system while still recognizing that they are designated in the
Official Plan as part of either the natural heritage system or open space system.

Rules

Preliminary recommendation for structures in floodplain areas: The Official
Plan does not permit buildings or structures in the floodway portion of the floodplain
areas. This Official Plan policy is consistent with provincial policies and Grand River
Conservation Authority rules. A review of other zoning bylaws show that despite
certain uses being permitted within floodway areas, for example recreation uses,
generally structures associated with those uses are not permitted outright. Based
on this, it is recommended that structures that meet the Ontario Building Code
definition of structure, with the exception of structures that are used for flood
control measures, continue to not be permitted within the floodway portions of the
city’s floodplain areas.

Chapter 8 — Major institutional
Zone structure and uses

Preliminary recommendation: It is recommended that the two existing major
institutional zones, 1.2 and 1.3 be retained. One zone would continue to apply to
and permit the University of Guelph along with some complementary uses. A
second zone would apply to all other properties designated Major Institutional in the
Official Plan, lands such as the Guelph General Hospital, Conestoga College, and St.
Joseph’s Health Centre. This zone would permit a range of institutional uses, such
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as hospitals, medical clinics, post-secondary schools, and social service
establishments.

This option continues to recognize the University of Guelph as a separate and
distinct use within the city. The University of Guelph provides unique post-
secondary programming with its degrees in agriculture and veterinary medicine.
Although this option would continue to retain two zones for major institutional uses,
it continues to permit the full range of major institutional uses contemplated by the
Official Plan while continuing to recognize the uniqueness of the types of post-
secondary education offered by the University of Guelph

Chapter 9 — Major utility

Zone structure and uses

Preliminary recommendation: To implement the Major Utility Official Plan land
use it is recommended that a new zone be created that would permit major utility
uses. Generally, the properties are currently zoned either industrial or park. These
existing zones don’t reflect the existing use of the properties and don’t reflect the
permitted uses in the major utility Official Plan land use designation. A new major
utility zone would provide a connection between the zoning and the Official Plan
providing a clear intent of the existing and future use of these properties.
Additionally, to conform with the uses allowed in the Major Utility Official Plan land
use designation, it is recommended that a new major utility zone permit electrical
transformer stations, municipal works yards, waste management facilities, and
water and wastewater treatment facilities.

Chapter 10 — Guelph Innovation District and Clair-Maltby Secondary Plan
areas and reserve lands

Guelph Innovation District Secondary Plan zoning

Option 1 for block plan lands: It is recommended that the block plan lands, with
the exception of lands that are part of the natural heritage system or floodplain, be
zoned urban reserve. This type of zone will only permit uses that currently exist.
This approach will require that, prior to the development of any lands, a zoning
bylaw amendment occurs, which can include the submission of required studies,
together with other applications required by the GID block plan policies. Given that
additional planning work is required, it would be premature for zones that
implement the GID land uses to be applied to block plan areas through a new
zoning bylaw as part of the comprehensive zoning bylaw review. Additionally it is
recommended that for the natural heritage system or floodplain lands the same
zones recommended to implement these land uses city-wide apply to the GID
lands. This ensures that there is clarity between what zones implement each land
use, provides consistency across the city within the same land uses, and reduces
the overall number of zones.

Option 2 for block plan lands: A zone would be created that would apply to all

lands within the block plan areas of the GID Secondary Plan. This zone would
permit existing uses and conservation uses to reflect the existing land uses for this
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area in the Secondary Plan. This approach will require that, prior to the
development of any lands, a zoning bylaw amendment occurs, which can include
submission of required studies such as an environmental impact study, as part of
required block plan applications. It also ensures that the intent of the natural
heritage system lands is maintained through zoning by permitting conservation
uses.

Preliminary Recommendation for other lands: For lands that are designated in
the GID Secondary Plans as Significant Natural Areas and Natural Areas, Open
Space and Park, Major Utility, Industrial, Service Commercial, and Commercial
Mixed-use Centre, it is recommended that the same zones recommended to
implement these land uses city-wide apply to the GID lands. This ensures that
there is clarity between what zones implement each land use, provides consistency
across the city within the same land uses, and reduces the overall number of zones.

There are two land use designations that are outside of block plan areas that are
unique to the GID. These are Employment Mixed-use 2 and Glenhome Estate
Residential. It is recommended that one zone be created for the Employment
Mixed-use 2 land use designation and that it permit the uses identified in the GID.
Additionally it is recommended that a site specific residential zone apply to lands
designated Glenhome Estate Residential and that it only permit single detached
dwellings, accessory dwelling units, and home businesses in accordance with the
GID secondary plan policies. This site specific zone is recommended to include
specific servicing requirements to align with the GID secondary plan policies.
Having a zone that is specific to this land use provides clarity between the zoning
bylaw and the land use.

Clair-Maltby Secondary Plan zoning

Option 1: All lands within the Clair-Maltby Secondary Plan area, with the exception
of lands within the natural heritage system, and all lands designated Reserve Lands
are recommended to be zoned an urban reserve zone. This type of zone will only
permit uses that currently exist. This approach will require that, prior to the
development of any lands, a zoning bylaw amendment occurs, which can include
submission of required studies such as an environmental impact study, together
with a plan of subdivision so that appropriate zoning is applied to specific lots or
blocks as they are created. For other lands designated Reserve Lands, such as the
rolling hills community, additional land use planning work is required to determine
appropriate land uses prior to zones other than urban reserve being applied to
these lands.

Additionally it is recommended that for the natural heritage system lands the same
zones recommended to implement these land uses city-wide apply to the Clair-
Maltby Secondary Plan lands. Depending on the timing of a decision on a new
zoning bylaw, the boundaries of a natural heritage system zone would be based on
the limits of the significant natural areas land use in the Official Plan or on the limits
of the same as refined through the Clair-Maltby Secondary Plan if it is approved
prior to a decision on a new zoning bylaw. This ensures that there is clarity between

Xiii



what zones implement each land use, provides consistency across the city within
the same land uses, and reduces the overall number of zones.

Option 2: This option retains the current zoning for all lands within the Clair-Maltby
Secondary Plan with the exception of the natural heritage system lands, and all
lands designhated Reserve Lands. This options means that not all lands in Guelph
would be pert of a new zoning bylaw. Because of this, the ability to not amend a
new zoning bylaw for a period of two years, as allowed by the Planning Act, would
not be an option. The two year no zoning bylaw amendment rule only applies to
new zoning bylaws that apply to all land within a municipality. This means that once
a new zoning bylaw is approved, there could be amendments to it right after it is in
effect providing no time to work within the new set of rules to test them out.

Additionally, most of the lands within the Clair-Maltby area and lands designated
Reserve Lands are still zoned within the Township of Puslinch zoning bylaw. The
Township of Puslinch zoning bylaw that applies to these properties does not
conform to Guelph’s Official Plan or the recent amendments to the Planning Act,
such as rules for accessory dwellings.

For lands within the Clair-Maltby Secondary Plan area that are within the natural
heritage system, it is recommended that the lands be zoned the same as in option
one.

Option 3: A zone would be created that would apply to all lands within the Clair-
Maltby Secondary Plan area. This zone would permit existing uses and conservation
uses to reflect the existing land uses for this area in the Official Plan. This approach
will require that, prior to the development of any lands, a zoning bylaw amendment
occurs, which can include submission of required studies such as an environmental
impact study, together with a plan of subdivision so that appropriate zoning is
applied to specific lots or blocks as they are created. It also ensures that the intent
of the natural heritage system lands is maintained through zoning by permitting
conservation uses. For other lands designated Reserve Lands, such as the rolling
hills community, additional land use planning work is required to determine
appropriate land uses prior to zones other than urban reserve being applied to
these lands.

Chapter 11 — Downtown Secondary Plan area

Downtown Secondary Plan zoning

Preliminary recommendation for institutional or office lands: There are five
properties designated Institutional or Office that were not zoned as part of the
downtown zoning bylaw amendment. These include the Basilica of Our Lady
Immaculate (Basilica), Central Public School, the Guelph Youth Music Centre, 75
Farquhar Street/70 Fountain Street, and 128-130 Macdonnel Street. It is
recommended that the Basilica and Central Public School be zoned the same
institutional zone as places of worship and schools sites city-wide. These sites are
an important part of the City’s institutional land base. Continuing to recognize and
permit them in a new zoning bylaw will help to ensure that they are retained.
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Additionally it is recommended that the Guelph Youth Music Centre be zoned D.3.
This zone will continue to permit the range of retail, service, and office uses that
exist on this property and is consistent with the Institutional/Office land use
designation. Portions of this property are also within a floodplain. This portion of the
property is proposed to be zoned the same as the rest of the city’s floodplain areas.

Finally, it is recommended that the two properties that were originally included in
the downtown zoning bylaw amendment where a decision was deferred, 75
Farquhar Street/70 Fountain Street, and 128-130 Macdonnel Street, be zoned D.3-
2. This was the zone that was recommended through the downtown zoning bylaw
amendment. This proposed zoning is consistent with the Downtown Secondary Plan.

Preliminary recommendation for residential 1 lands: It is recommended that
the preliminary recommendation for the low density residential lands, as described
in Chapter 4, also apply to lands designated Residential 1. This is similar to the
existing zoning for these properties and will reduce the number of zones within a
new zoning bylaw. Properties that are currently zoned for and have existing small-
scale employment uses are recommended to be zoned residential with a site
specific provision to recognize the existing employment use. This option is
consistent with the policies of the DSP.

Additionally, it is recommended that properties that are currently zoned to permit
neighbourhood scale commercial or institutional uses, which are currently zoned
commercial residential (CR) or educational, spiritual and other services zone (1.1),
continue to be zoned to permit neighbourhood scale commercial or institutional
uses. An updated convenience commercial (C.1) zone or educational, spiritual and
other services zone (1.1) is recommended to apply to these properties. This will
reduce the number of zones within a new zoning bylaw and will ensure that these
neighbourhood commercial and institutional uses are retained.

Preliminary recommendation for residential 2 lands: It is recommended that
a medium density residential zone that is proposed city-wide also apply to the
properties designated Residential 2. There are approximately 15 properties that are
designated Residential 2. These properties are either already developed, are under
development, or have special policies within the DSP that apply which would require
site specific considerations. For these reasons a new zone to implement this land
use is not recommended. A series of site specific provisions or other appropriate
zoning rules are recommended to permit the heights and densities that are
permitted for these lands in accordance with the DSP. This option reduces the
number of zones within a new zoning bylaw, permits the range of residential uses
contemplated within the land use designation, and recognizes the differences
between this land use designation and the medium density residential Official plan
land use, which is height and density.

Preliminary recommendation for parks and open space lands: It is
recommended that the same zones that are recommended to implement the Parks
and Open Space land use across the City be used within the downtown. This will
reduce the overall number of zones in a new zoning bylaw and will align with the
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Parks and Open Space policies in the DSP. See Chapter 7 for detailed
recommendations on zoning for the Parks and Open Space land use designation.

Preliminary recommendation for future park policy area c lands: To align
with the policies in the DSP, it is recommended that an area specific commercial
zone apply to these lands that will permit existing commercial uses and open space
and parks uses. A rule is also recommended that will ensure that there are no
major expansions to existing buildings permitted.

Preliminary recommendation for significant natural area lands: It is
recommended that the same zones that are recommended to implement the
natural heritage system across the city be used within the downtown. This will
reduce the overall number of zones in a new zoning bylaw and provide consistency
with the way that the significant natural areas of the City are zoned.

Rules

Preliminary recommendation for licensed establishments: It is recommended
that the existing maximum gross floor area of 230 square meters be retained. The
maximum size of licensed establishments was determined to be appropriate
through the 2003 Downtown Bar Zoning Study as it represented the largest
restaurant at that time. This is still true today. It is also recommended that the
existing rules that prohibit interconnections between licensed establishments be
retained. This rule ensures that adjacent licensed establishments are operating as
individual units maintaining the intent of the maximum gross floor area rules.

It is also recommended that the maximum occupancy be deleted. Typically zoning
bylaws have rules for the maximum gross floor area or maximum occupancy but
not both. Some zoning bylaws don’t have any rules for the size of the licensed
establishment. Typically zoning bylaws have rules for the size of uses by
establishing a maximum gross floor area. This is a recommended approach for
other uses and zones in a new zoning bylaw for Guelph. For these reasons it is
recommended that the maximum occupancy rule be deleted and the maximum
gross floor area be retained.

Additionally it is recommended that the existing rule that restricts licensed
establishments to only the first storey of a building be modified to allow for these
uses on any storey of a building as long as there are no residential uses located on
that same storey or any storey below it. Modifying this rule provides flexibility for
the location of uses while still ensuring that licensed establishments are not located
directly adjacent to residential uses.

Finally, it is recommended that the existing tavern use be replaced with a nightclub
use and that no reference to the time that liquor is served be included within the
definition. This is consistent with zoning trends. Additionally, the preliminary
recommended rules for licensed establishments are sufficient to ensure that
licensed establishments are not the predominant use within downtown. Referencing
the time that liquor is served is redundant.
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Preliminary recommendation for building materials: It is recommended that
the existing rule regarding building materials for buildings within the downtown be
retained. The DSP includes a policy stating that all buildings downtown should be
finished with high quality, enduring materials such as stone, brick and glass.
Retaining the existing zoning rule is consistent with the DSP.

Chapter 12 — Cultural heritage

Preliminary recommendation for cultural heritage landscapes: It is
recommended that there be no specific rules for cultural heritage resources or
landscapes as part of a new zoning bylaw at this time. It is recommended that rules
related to cultural heritage landscapes (CHLs) be considered once individual studies
have been completed. The draft Cultural Heritage Action Plan (CHAP) identifies a
list of candidate CHLs to be studied and conserved as appropriate. A zoning bylaw
amendment could occur after the individual studies have been completed to
implement area specific recommendations if needed. This approach allows
additional work outlined in the CHAP to occur. It also ensures that zoning, which is
only one tool that can be used for cultural heritage conservation, is assessed and
evaluated for all identified CHLs as they are studied further.

Preliminary recommendation for the Brooklyn and College Hill Heritage
Conservation District: It is recommended that an area specific rule be included in
a new zoning bylaw that establishes a maximum building height of nine metres and
three storeys for the entire heritage conservation district. This ensures that the
recommendations on building height from the Brooklyn and College Hill Heritage
Conservation District plan are implemented in a new zoning bylaw.

Preliminary recommendation for protected view areas of the Basilica of
Our Lady Immaculate: It is recommended that the existing rule for the five
protected view areas of the Basilica be retained. Retaining this rule ensures
conformity with the Official Plan and Downtown Secondary Plan. It is further
recommended that the existing elevations within the protected view areas be
verified for technical accuracy to ensure that the intent of the rule, which is to
provide for and protect identified views of the Basilica from specific vantage
points, is maintained.

Chapter 13 — Other existing zones — urban reserve and aggregate
extraction

Preliminary recommendation for the urban reserve zone: It is recommended
that an urban reserve zone be retained and that it apply to lands where additional
planning work is required, such as the lands designhated Reserve Lands in the Clair-
Maltby Secondary Plan area and the block plan areas of the Guelph Innovation
District Secondary Plan area. Additionally, it is recommended that an urban reserve
zone apply to lands where servicing is not yet available. An urban reserve zone is
contemplated by the Official Plan which provides for its use for the above-motioned
reasons. All lands that are currently zoned urban reserve will be reviewed to
determine if the lands should remain zoned urban reserve or whether a zone that
aligns with the Official Plan land use designations is now appropriate.
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Preliminary recommendation for the aggregate extraction zone: As there is
no aggregate extraction Official Plan land use designation, it is recommended that
the aggregate extraction zone be deleted.

Next steps

In November, staff will hold a series of workshops to discuss the options and
preliminary recommendations outlined in this discussion paper as well as the
recommendations from the Guelph Parking Standards Review Discussion Paper.
Each workshop will focus on one specific zoning topic, such as zoning for residential
areas or parking standards and driveway rules. The content discussed at these in-
person workshops will also be available for online discussion through the City’s
online engagement platform.

The preliminary recommendations from this discussion paper and the Guelph
Parking Standards Review Discussion Paper, together with comments received
through community engagement will be considered as part of the preparation of a
first draft new zoning bylaw.
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Making a Difference




1.0 Introduction

1.1 What is a zoning bylaw?
A zoning bylaw is a series of rules for properties that tell us:

What the property can be used for

How big the property can be

Where buildings can be placed on the property

How tall, what size, and how many buildings can be built, and

How many parking spaces are needed, and where the parking spaces can be
located.

Zoning bylaws are used to implement the vision for our City from Guelph’s Official
Plan. They provide a way for the City to manage land use and future development,
and prevent conflicting land uses from being built or developed near each other.
Guelph’s zoning bylaw is a living document, meaning, it can and should be changed
as the community’s needs change. Changes can be made to zoning bylaws through:

e A comprehensive City-led review (like this one)

e Periodic housekeeping amendments and individual City-led amendments for
specific land use categories, areas, or topics

e A zoning bylaw amendment application from a property owner to permanently
change the rules on their property, or

e An application to the Committee of Adjustment to seek a minor temporary
change to allow, for example, a building addition to be built closer to the
property line than the zoning bylaw allows.

1.2 Why and how is Guelph reviewing its zoning bylaw?

The City’s Official Plan was recently updated through Official Plan amendments 39,
42, and 48. The March 2018 consolidation is the full updated Official Plan. The
City’s Zoning Bylaw (1995) pre-dates the updated Official Plan and as a result,
some aspects of it may not conform to the Official Plan. A comprehensive review of
the zoning bylaw is required to bring it into compliance with provincial legislation,
ensure that it conforms to the Official Plan, and is reflective of current community
and zoning trends.

In January 2019, Council endorsed a process for the comprehensive zoning bylaw
review. This process includes five phases to be completed between 2019 and 2021:

Phase 1 - Project initiation

Phase 2 - Research and analysis

Phase 3 - First draft zoning bylaw and Official Plan amendment
Phase 4 - Final zoning bylaw, and

Phase 5 - Implementation and appeals

This discussion paper is the key deliverable for Phase 2.
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1.3 What does Guelph’s comprehensive zoning Bylaw review include?

The comprehensive zoning bylaw review is a complete look at Guelph’s existing
zoning bylaw. The main purpose of the comprehensive zoning bylaw review is to
create a new zoning bylaw that aligns with the City’s Official Plan. Additionally, a
new zoning bylaw for Guelph should be simplified, streamlined with fewer zones,
broader categories of uses, and built form oriented. A new zoning bylaw should put
rules in place so that the community and developers know what to expect as
neighbourhoods grow and change. Below is a summary of what is in the scope of
the comprehensive zoning bylaw review and what is not.

In scope

e Engagement with the community to determine what works well with the existing
zoning bylaw and what should be improved

e A discussion paper that includes a review of the Official Plan, the existing zoning
bylaw, zoning trends, and options to consider in the development of a new
zoning bylaw

¢ Additional community engagement on the options and recommendations outlined
in the discussion paper, and eventually, the draft zoning bylaw and Official Plan
amendment

e Preparation of a new zoning bylaw and Official Plan amendment, should it be
determined through the process that an amendment is necessary, and

e Presentation of the new zoning bylaw and Official Plan amendment for Council
decision.

Out of scope

e Exploration of matters that are not appropriately or legally allowed to be resolved
through zoning

e Requests to change land use or zoning on specific properties that are more
appropriately dealt with through private development applications, and

e A comprehensive review of downtown (*D”) zones.

1.4 How to read the discussion paper

The discussion paper is organized into chapters by topic. Each chapter examines
relevant provincial legislation and policies including the Planning Act, Provincial
Policy Statement (2014) (PPS), and A Place to Grow: Growth Plan for the Greater
Golden Horseshoe (2019). A draft update to the PPS was recently released by the
Province. Because the updated PPS was not in effect at the time of writing of this
discussion paper, the in-effect PPS from 2014 was used.

The discussion paper reviews Guelph’s Official Plan as well as any relevant local or
provincial policies, regulations, or guidelines. Each chapter explores trends in
zoning by reviewing relevant zoning bylaws selected through a set of criteria. Based
on a review of policies and zoning trends, and in consideration of input gathered
through phase one community engagement, each chapter provides a series of
options and preliminary recommendations for zoning related to that topic. The
discussion paper concludes with next steps for community engagement.
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2.0 Community engagement in phase one
2.1 What we did

In February 2019, City staff hosted three community conversations in locations
around Guelph to inform residents about zoning bylaws and their importance. These
community conversations were also used to provide an overview of the
comprehensive zoning bylaw review and gain input into what topics should be
explored as a new zoning bylaw is developed. 29 members of the community
attended one of the community conversations. Staff also gathered input through
the City’s online engagement platform and met individually with any community
members, stakeholders and members of Council who requested meetings.

2.2 What we heard

We heard a lot! We heard that in general, zoning needs to be easier to understand.
We heard that the City needs to be more flexible in the types of residential uses it
permits and needs to change the rules for accessory dwellings. We learned that
there are new manufacturing uses, such as vertical farming, that are happening in
the city and that Guelph’s existing zoning rules make it challenging for these new
uses to set up. We heard that some residents would like a new zoning bylaw to
allow simple structures to be permitted nearer to our rivers. Most of all, we heard
that some the Guelph community is interested in learning more about zoning and
more about how the City can put new rules in place to achieve our community’s
vision. Each chapter of the Discussion Paper contains a summary of what we heard
through our community conversations about topics outlined in that chapter.
Appendix A is a summary of all the comments that we received and staff’s
preliminary responses.
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3.0 Zoning Bylaw Layout, Scope, Legal Matters,
Existing Development Approvals, and Specific
Uses

3.1 Introduction

This chapter provides an overview of the technical and legal matters that are
considered within a zoning bylaw and those that are considered when a city is
replacing its existing zoning bylaw with an entire new zoning bylaw. This chapter
also explores how a new zoning bylaw should look and what a new zoning bylaw is
required to do to comply with required provincial legislation (the Planning Act). This
chapter considers approvals that were given under the existing zoning bylaw
(zoning bylaw amendments and minor variances) and provides recommendations
on how these should be considered in a new zoning bylaw. Finally, this chapter
provides an overview and assessment of definitions and general provisions from the
existing zoning bylaw. Options and recommendations for a new zoning bylaw
related to these topics are explored.

In this chapter we are seeking your thoughts on:

How the new zoning bylaw can be user-friendly, clear, and concise

Proposed rules for accessory dwelling units

Proposed rules for group homes

Proposed rules for lodging houses

How prohibited, complementary, and accessory uses should be dealt with

Whether or not development applications currently in progress should be allowed

to transition into having to abide by new zoning rules

e How existing approved minor variances should be dealt with in a new zoning
bylaw

e The concept of legal non-conforming, and

e Whether the City should consider not permitting amendments to the new zoning

bylaw for a period of two years.

Specific questions related to these topics can be found in section 3.6 as well
as instructions for how to share your comments.

3.2 Current land use planning policies and zoning bylaw rules
3.2.1Provincial legislation and policies

Planning Act

Zoning Bylaws

Sections 34 and 35 of the Planning Act outline what matters can be dealt with in
zoning bylaws. A zoning bylaw may:

e Describe how land, buildings and structures can be used
e Prohibit certain types of buildings and structures on land with natural hazards,
sensitive ground water or surface water features, lands within a source water

3-4



protection plan, lands within a significant natural area or significant
archaeological resource, and contaminated lands

e Provide rules regarding the type of construction, the height, bulk, location, size,
floor area, spacing, character and use of buildings and structures. These rules
may include minimum and maximum heights and densities of buildings

e Provide rules for lots including minimum frontage, depth and areas and the
amount of each lot that can be covered by buildings

e Provide rules for the placement and minimum elevation of doors, windows and
other openings in buildings

e Require specific amounts of parking and loading, and
Require that municipal services be available before land can be used in certain
ways.

A zoning bylaw may also include holding provisions (section 36 of the Planning Act).
Holding provisions can prohibit specific uses and/or buildings until certain conditions
are satisfied. Guelph’s Official Plan sets out what specific items a holding provision
can be used for.

Additional residential units

Through a recent amendment to the Planning Act (known as Bill 108 which received
royal assent in June 2019) zoning bylaws are required to permit additional
residential units (commonly referred to as accessory apartments or accessory
dwellings) residential units on lots where a detached, semi-detached or row house
(Guelph refers to row houses as townhouses) are permitted. These additional
residential units may locate in the same building as the detached, semi-detached or
row house dwelling and may also locate in a separate building on the same lot. Up
to two additional residential units may locate on each of these lots for a total of
three residential units. In September 2019 a rule was passed under the Planning
Act which establish a parking rate of no more than 1 space for each additional unit
provided. This rule also requires that parking spaces be permitted to be located in
tandem (that is one parking space located directly behind the other).

Legal non-conforming

The Planning Act outlines what legal non-conforming is. Legal non-conforming
generally is a necessary by-product of a new zoning bylaw. To achieve the vision
for Guelph as outlined in the Official Plan, certain uses must cease to exist over
time. While this may appear to be a cause for concern, property owners and
business owners should consider:

e That the existing use of the property can continue for as long as the property
owners wish

e The property can be sold and the new owner can continue to use the property in
the same way (as long as the use is continuously used for that purpose)

e The new rules only apply when changes are made to the property

e Finances (e.g. mortgages, loans) can still be obtained for legal non-conforming
properties, and

¢ Legal non-conforming uses and buildings can be enlarged or expanded through
the Committee of Adjustment.
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Unrelated persons

The Planning Act makes it clear that a zoning bylaw is not permitted to include rules
that would distinguish between persons who are related and persons who are
unrelated. This means that when uses of land are defined within a zoning bylaw
they must be defined based solely on how the land and/or buildings are used not on
what types of persons would use the space. Furthermore, a zoning bylaw cannot
provide rules for who may occupy a lot or building, or a unit within a building.

Two year moratorium

The Planning Act allows Council to not permit amendments to a new zoning bylaw
for a period of two years. The ability to not permit amendments for two years is
only available if a new zoning bylaw replaces an existing zoning bylaw in its
entirety. Council may waive this requirement entirely, for specific zones, or for
specific types of applications when it considers a new zoning bylaw. Should Council
enact a two year moratorium, they may waive the moratorium on a case-by-case
basis after a new zoning bylaw is passed.

Provincial Policy Statement (2014)

The Planning Act requires that all planning decisions be consistent with the
Provincial Policy Statement (PPS). The PPS acknowledges that zoning bylaws are
one important tool that should be used for implementation of the PPS. It requires
that municipalities keep their zoning bylaws up-to-date with their Official Plans and
the PPS.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

While A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth
Plan) does not provide specific direction to zoning bylaws, it references that a
zoning bylaw is an important implementation tool to achieve the policies and
density targets of the Growth Plan.

3.2.2 Guelph Official Plan

A zoning bylaw is one tool that is used by the City to implement its Official Plan. In
addition to what the Planning Act allows a zoning bylaw to be used for, the Official
Plan includes specific policies enabling the City’s zoning bylaw to:

Not permit the full range of uses, densities, or heights in all locations

Protect existing or newly identified natural features

Protect cultural heritage resources, and

Recognize existing legal uses of land that are not in conformity with the Official
Plan in certain circumstances.

Legal non-conforming

The Official Plan acknowledges that in the long run it is the intent that legal non-
conforming uses should cease to exist. In certain circumstances it may be
appropriate to recognize existing legal uses that do not conform to the Official Plan.
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The Official Plan provides the following guidance to determine whether a particular
existing use may be recognized in a new zoning bylaw:

e The zoning bylaw may only recognize the existing use in its current form

e The existing use is not a danger to surrounding uses and persons (current or
future) due to being hazardous or by the traffic generated

e The existing use does not pollute the air or water

e Extensions or enlargements are only permitted through a zoning bylaw
amendment, and

¢ Any extensions or enlargements are subject to site plan control.

Uses permitted in all official plan land uses

The Official Plan permits certain uses within all land use designations (with the
exception of the natural heritage system) and allows the zoning bylaw to restrict
them. Uses permitted within all land uses include:

e Public and private infrastructure (the Official Plan outlines conditions for these
uses)

e Urban agriculture (not including livestock-based agriculture), and

e Municipal parks and recreation facilities.

Uses permitted in all land uses that permit residential
The Official Plan permits the following residential uses within all land uses that
permit residential uses:

Special needs housing, including group homes

Lodging houses

Accessory apartments (within low density residential designations only)
Coach houses

Garden suites, and

Home occupations.

Special needs housing

The Official Plan defines special needs housing as any housing, including dedicated
facilities, in whole or in part, that is used by people who have specific needs beyond
economic needs, including but not limited to, needs such as mobility requirements
or support functions required for daily living. Examples of special heeds housing
may include, but are not limited to, housing for persons with disabilities such as
physical, sensory or mental health disabilities, and housing for seniors (rest homes,
palliative care, and nursing homes).

The Official Plan requires that the zoning bylaw specifically define the types of
special needs housing and establish rules such as minimum distance separation
between facilities, minimum standards for occupancy, and site development. Group
homes are only permitted in areas where there are adequate residential amenities
and services. Where a group home is located within a residential area it must also
be of a size and character which is similar to or compatible with the existing area.
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Lodging houses

Lodging houses are defined in the Official Plan as “"means any place, including but
not limited to a dwelling unit, that is used to provide 5 or more lodging units for
hire or gain directly or indirectly to persons”. Lodging houses are only permitted in
areas where there are adequate residential amenities and services. Where a lodging
house is located within a residential area it must also be of a size and character
which is similar to or compatible with the existing area.

Accessory apartments and coach houses

Accessory apartments are defined within the Official Plan as “a dwelling unit located
within and subordinate to an existing single detached dwelling or semi-detached
dwelling”. The Official Plan permits accessory apartments within low density
residential areas of the City. The zoning bylaw is required to provide specific rules
for accessory apartments.

Coach houses are defined within the Official Plan as “a one unit detached residence
containing a bathroom and kitchen facilities that is located on the same lot, but is
subordinate to an existing residential dwelling and is designed to be a permeant
unit”. The Official Plan permits a coach house in areas of the City that also permit
detached, semi-detached, and townhouse dwellings. An amendment to the zoning
bylaw is required to permit a coach house so that criteria can be used to
demonstrate the appropriateness of the site for the use.

As outlined in section 3.2.1, the recent amendments to the Planning Act have
changed the way municipalities permit accessory apartments. The City’s policies
regarding coach houses are no longer relevant.

Garden suites

The Planning Act defines a garden suite as “a one-unit detached residential
structure containing bathroom and kitchen facilities that is ancillary to an existing
residential structure and that is designed to be portable”. Ancillary means a use
that is associated with the principle use. The Planning Act allows garden suites to
be permitted as a temporary use only. The Official Plan permits a garden suite in
areas of the City that also permit detached, semi-detached, and townhouse
dwellings. An amendment to the zoning bylaw is required to permit a garden suite
so that criteria can be used to demonstrate the appropriateness of the site for the
use.

Home occupations

Home occupations are permitted within any area of the City that permits residential
uses. A home occupation may be permitted as an ancillary activity within a dwelling
unit and must be subordinate to the residential use. The Official Plan only permits a
home occupation where:

e The home occupation is operated by the persons residing in the dwelling unit in
which it is operated
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e It is compatible with adjacent residential properties and preserves the amenity of
the overall residential neighbourhood

e It does not change the character or external appearance of the dwelling and
property, and

e No aspect of the home occupation is visible from outside the property.

The zoning bylaw is required to provide specific rules for home occupations.

Prohibited uses, complementary uses, and accessory uses

The Official Plan identifies prohibited, complementary, and accessory uses within
each land use designation. It provides the ability for the zoning bylaw to not permit
certain uses within the City or within specific land uses or areas of the City.

Holding Zones

In accordance with the Planning Act, the Official Plan includes policies that outline
what holding zones can be used for in the City’s zoning bylaw. Where a holding
zone is in place the permitted uses within the zone are generally restricted to
existing uses, agricultural uses, or open spaces. A holding zone may only be
removed once the conditions within the zone have been satisfied. A Council decision
is required to remove a holding zone. A holding zone may be used:

¢ Where municipal services, such as sanitary sewers, stormwater management
facilities, water supply, parks, schools, community services and facilities and
community infrastructure are not sufficient to accommodate any additional
growth in a particular area of the City until improvements are made

e Where studies are required prior to development

e To protect natural features or cultural heritage resources prior to development;

e To ensure that potential natural hazards, development constraints or
environmental remediation/mitigation measures are addressed prior to
development

e To ensure logical and orderly use of land where a development is to be phased,
and

e To ensure that development that is contingent upon other matters occurs in the
right order (e.g. lot consolidation, funding agreements).

3.2.3Lodging house case law

Through the courts the City’s interpretation of what it considered to be a lodging
house was challenged. The decision on this case (Kritz v. City of Guelph in 2016)
identified key characteristics that must be taken into consideration to determine if a
building is being used as a dwelling unit (single housekeeping unit) or a lodging
house as per the Ontario Building Code. The characteristics that establish that the
building is being used as a dwelling unit include:

¢ All tenants know each other in advance of signing the lease and deciding
together who gets which room with no influence from the owner of the building;

e There are no exterior locks on any bedroom doors

e Tenants enter into a group lease and pay rent as a group and pay utilities in the
tenants name separate from their rent
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e That neither the owner nor any of their relatives live in the house;

e The tenants have access to the entire house

e The tenants provide all furniture for the house and are responsible for the
cleaning of the house, and

e There have not been any renovations to increase the number of bedrooms in the
house.

Not all of the characteristics mentioned above need to be present for it to be
determined that a building is being used as a dwelling unit rather than a lodging
house. This case ruled that not all instances of shared accommodations are lodging
houses.

3.2.4 Guelph’s Zoning Bylaw

This section provides an overview of the current layout of the zoning bylaw and an
overview of Sections 2 (Interpretation and Administration), Section 3 (Definitions),
Section 4 (General Provisions), and Section 14 (Repeal of Bylaws). A summary of
the existing specialized zones is also provided.

Zoning bylaw layout

Guelph’s existing zoning bylaw has fourteen sections and two schedules.

e Section 1 explains the title of the zoning bylaw

e Section 2 provides rules on the interpretation and administration of the zoning
bylaw

e Section 3 defines terms used throughout the zoning bylaw

e Section 4 describes general rules that may apply to more than one zone. General
rules cover matters such as accessory buildings and structures parking; home
occupations; outdoor storage; and accessory apartments

e Sections 5 through 13 set out the permitted uses and rules for specific land uses
(e.g. residential, industrial, commercial)

e Section 14 repeals all previous zoning bylaws

e Schedule A is a series of maps that delineate the location of all zones. They show
the zoning of each property in the city. The maps also have overlays (or
hatching) that delineates lands that are near provincially significant wetlands;
lands that are within the city’s special policy floodplain area; lands that are
considered a locally significant wetland, woodlot, or natural corridor (linkage);
and lands that are within the flood fringe of the Speed or Eramosa rivers. Within
Schedule A there are specific maps that identify protected view areas to the
Basilica of Our Lady, where the rules for exterior building materials apply, where
the older built up area is, and what specific building heights are applicable in
different parts of the downtown, and

e Schedule B explains the permitted uses and rules for specialized zones.
Specialized zones apply to specific properties throughout the City of Guelph.

Guelph’s existing zoning bylaw makes use of tables to streamline and consolidate
rules throughout. Additionally, the downtown zones (which were added through an
amendment that came into effect in 2019), introduced tables for permitted uses
providing the ability for readers to compare uses across all of the downtown zones.
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The downtown zoning bylaw amendment also introduced a series of built form
standards, including active frontage requirements moving towards a form based
zoning bylaw. A form based zoning bylaw is less about the uses within buildings or
on land and is more about the scale, intensity of development and the
interrelationships between buildings and to the public realm.

Overview of existing zoning bylaw sections
Section 2 - interpretation and administration

As is standard in most zoning bylaws, Guelph’s zoning bylaw contains provisions on
where the zoning bylaw applies, when it was in effect, what forms part of the
bylaw, and what is for information purposes only. Section 2 of the zoning bylaw
also contains rules on:

What uses and buildings are required to conform to the bylaw

How technical revisions can be made

The repeal of former zoning bylaws

What is included on Schedule A (the zoning maps)

Uses, lots, buildings, and structures that existed prior to the existing zoning
bylaw being in effect

Land taken for road widening or park dedication

How to convert imperial measurements to metric and rules for rounding
Lands next to Provincial highways

Holdings zones — what they are and where they apply

What is a zoning bylaw offence and what the penalties are, and

Clarifies that illustrations don’t form part of the zoning bylaw and that they are
there for information purposes only.

Section 3- Definitions

Section 3 of the zoning bylaw includes all of the definitions for terms that are
defined within the bylaw. These include definitions for some of the uses allowed or
not allowed and definitions for terms that are used within rules (e.g. building,
basement, building height, driveway). A full list of existing definitions is in Appendix
B.

Section 4 - General provisions

Section 4 of the zoning bylaw includes rules for uses, buildings, or other matters
that may be permitted in more than one zone. Section 4 includes many rules
including:

Uses allowed and not allowed in all zones

Accessory buildings and structures

Swimming pools and hot tubs

Buildings and structures that are not allowed to be within a yard adjacent to a
street

Municipal services

e Parking (number required, location, and width of driveways)

e Accessory apartment rules
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¢ Home occupations
e Accessory and occasional uses

e Specific uses including lodging houses, group homes, emergency shelters, day
care centres, and bed and breakfast establishments, and

e Food vehicles.
Additional residential units

Guelph’s existing zoning bylaw includes rules for additional residential units, which

it refers to as accessory apartments. Accessory apartments are only permitted

within a single detached or semi-detached dwelling to a maximum of one per lot.
Accessory apartments are restricted in size (a maximum of 45% of the total floor
area of the building and shall also not exceed 80 square meters; a maximum of two

bedrooms is permitted). Other rules include minimum parking requirements,
preserving the external appearance of the building facade, and must have an

interior connection between the accessory apartment and the other dwelling unit.

There are no specific rules in the zoning bylaw for coach houses or garden suites.
These uses are only permitted through a zoning bylaw amendment (coach house)
or temporary use bylaw (garden suite).

Special needs housing

Currently the zoning bylaw permits special needs housing through the following

uses:

homes for the aged

nursing homes

retirement residential facility
emergency shelter, and
group home.

Table 1 summarizes the zones that these uses are permitted in.

Table 1: Existing zones that permit special needs housing

Permitted use

Zones

Emergency Shelter

Downtown One (D.1)

Group Home

Residential Single Detached (R.1A)
Residential Single Detached (R.1B)
Residential Single Detached (R.1C)
Residential Single Detached (R.1D)
Residential Semi-Detached/Duplex (R.2)
Convenience Commercial (C.1)
Neighbourhood Shopping Centre (NC)
Downtown One (D.1)

Downtown Two (D.2)

Service Commercial (SC.1)

Highway Commercial (SC.2)

Office Residential (OR)

Commercial Residential (CR)
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Permitted use Zones

Educational, Spiritual, and Other Services (I.1)
University of Guelph and Guelph Correctional
Centre (1.2)

Health and Social Services (1.3)

Home for the Aged Residential General Apartment Zone (R4.A)
Residential Central Business District Apartment
(R.4C)

Residential Infill Apartment (R.4D)

Downtown One (D.1)

Downtown Two (D.2)

Nursing Home Residential Central Business District Apartment
(R.40)

Residential Infill Apartment (R.4D)

Downtown One (D.1)

Downtown Two (D.2)

Retirement Residential Facility | Residential General Apartment Zone (R4.A)
Residential Central Business District Apartment
(R.4C)

Residential Infill Apartment (R.4D)

In addition to the rules within each of the zones, there are additional rules specific
for emergency shelters and group homes. Emergency shelters, group homes are
required to be a minimum distance of 100 metres from any other emergency
shelter, group home and lodging houses (Type 1 only — see description below).
Additionally a group home is only permitted to occupy the entirety of a single
detached dwelling or semi-detached dwelling. There are maximum occupancies for
emergency shelters and minimum gross floor areas for group homes.

Lodging houses
Lodging houses are currently permitted through two types, Lodging House Type 1
and Lodging House Type 2. They are defined as:

Lodging House Type 1 means any place, including but not limited to a dwelling unit
that is used to provide 5 or more lodging units for hire or gain directly or indirectly
to persons.

Lodging House Type 2 means the whole of a townhouse building or apartment
building where one or more dwelling units are each used to provide 5 ore more
lodging units for hire or gain directly or indirectly to persons.

Lodging House Type 1's are permitted in the low density residential zones, the
convenience and neighbourhood commercial zones, the downtown zones that
permit residential uses, service commercial zones, office residential and commercial
residential zones, and all of the institutional zones. Lodging House Type 2’s are only
permitted through a zoning bylaw amendment.
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In addition to the rules within each of the zones that permit a lodging house type 1,
there are specific rules for lodging houses. Lodging houses (Type 1 only) are
required to be a minimum distance of 100 metres from other emergency shelters,
group homes and lodging houses (type 1 only). Additionally a lodging house is only
permitted to occupy the entirety of a single detached dwelling or semi-detached

dwelling.

Prohibited uses, complementary uses, and accessory uses

The zoning bylaw lists out uses that are not allowed within the city (e.g. vehicle
salvage yard, incinerator). Complementary uses (uses that are allowed together
with other uses but not allowed on their own) are controlled through rules within
each zone, such as being required to locate within a mall. Accessory uses (uses that
are allowed only if they are in addition to another use and are secondary to that
use) are generally permitted anywhere provided that the accessory use does not

exceed 25 percent of building.

Specialized zones

Specialized zones apply to specific properties throughout the city. Specialized zones
generally work with an underlying zone (e.g. R.1B) to add, delete, or change uses
or rules. There are currently 646 specialized zones in Guelph’s zoning bylaw. Table
2 summarizes the number of specialized zones by underlying base zoning category.

Table 2: Specialized Zones by Underlying Base Zone

Underlying base zone

Number of specialized
zones

Residential Single Detached (R.1A) 5
Residential Single Detached (R.1B) 47
Residential Single Detached (R.1C) 29
Residential Single Detached (R.1D) 30
Residential Semi-Detached/Duplex (R.2) 28
Residential Cluster Townhouse (R.3A) 61
Residential On-Street Townhouse (R.3B) 23
Residential General Apartment (R.4A) 52
Residential High Density Apartment (R.4B) 23
Residential Central Business District Apartment (R.4C) |1
Residential Infill (R.4D) 9
Retirement Residential (RR) 2
Convenience Commercial (C.1) 24
Neighbourhood Shopping Centre (NC) 11
Community Shopping Centre (CC) 26
Regional Shopping Centre (RC) 1
Downtown 1 (D.1) 27
Downtown 2 (D.2) 12
Downtown 3 (D.3) 5
Downtown 3a (D.3a) 1
Service Commercial (SC.1) 49
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Underlying base zone Number of specialized
zones
Highway Commercial (SC.2) 17
Office Residential (OR) 56
Commercial Residential (CR) 14
Industrial (B.1) 3
Industrial (B.2) 9
Industrial (B.3) 12
Industrial (B.4) 20
Corporate Business Park (B.5) 7
Educational, Spiritual, and Other Services (I.1) 16
University of Guelph and Guelph Correctional Centre 5
(1.2)
Health and Social Services (1.3) 2
Conservation Land (P.1) 1
Neighbourhood Park (P.2) 3
Community Park (P.3) 2
Regional Park (P.4) 1
Commercial Recreation (P.5) 6
Urban Reserve (UR) 5
Floodway (FL) 1

Holding zones

Generally the holding zones are used to ensure that there is adequate infrastructure
in place (e.g. sewers, road). In some instances they require additional studies to be
completed before the site can be developed (e.g. a record of site condition for
contamination, a master plan). There are currently 15 holding zones that apply to
specific sites throughout the city.

Section 14 - Repeal of bylaws
This section repeals all zoning bylaws that existed prior to the 1995 zoning bylaw.

3.2.5Approvals granted under the existing zoning bylaw
Zoning bylaw amendments

There have been 414 amendments to the zoning bylaw since it was approved in

1995. Since 2011 the City has been tracking the types of amendments that have
been approved. A summary of the amendments by type between 2011 and June
2019 are within Table 3.

Table 3: Approved zoning bylaw amendments 2011- June 2019

Purpose of Amendment Number of Amendments
Removal of holding zones 18

Addition of specialized provisions 81

Change of base zone 10

Technical, administrative, and city-initiated 10

amendments
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Minor variances

The minor variances that have been approved over the last five years were
reviewed. A total of 425 minor variance applications were received between 2014
and 2018. Table 4 shows the number of minor variance applications for the top six
approved minor variances.

Table 4: Approved minor variance applications 2014-2018.

Purpose of Application Al:l:l?cbai:oc:nfs Total (%)
Side yard setback 63 14.82
Size of accessory apartments 40 9.41
Parking Spaces 36 8.47
Driveway width 25 5.88
Front yard setback 30 7.06
Permitted use 28 6.59

The most frequent request has been to reduce the side yard setback (how far a
building needs to be from the edge of a property) rules, particularly in residential
zones. 50 applications were approved to reduce the side yard setbacks in various
residential zones, with reductions to the side yard setback in the R.1B zone
comprising 72%. The most common side yard setback approved for R.1B zoned lots
was 1.2 metres (the zoning bylaw requires 1.5 metres).

Another common request has been to increase the maximum permitted size of
accessory apartments in residential zones. The most common increase in the size of
accessory apartments was to permit an accessory apartment of 90 to 100 square
metres (the zoning bylaw permits a maximum of 80 square metres).

36 variances were approved since 2014 to reduce the number of required parking
spaces and 25 variances were approved to increase the maximum permitted
driveway width. A total of 27 applications were received for residential driveway
widths and 22 of these were approved, most of which were for R.2 zoned lots.
Generally the variance approved was to increase the maximum driveway width
from 5 metres to 6 metres.

30 variances were approved since 2014 to reduce the front yard setback with over
50 percent for lots zoned R.1B. While some of the front yard setback reductions
were to permit buildings to be closer to the street, the majority were for porch
encroachments.

28 variances were approved since 2014 to add additional uses to specific lots. The
majority of these uses are already permitted elsewhere in the zoning bylaw.
Additionally, two new uses were added to specific lots through variances (micro
distillery and hydroponic growing facility). Review of Municipal Zoning Trends
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3.3 Review of municipal zoning trends
3.3.1 Methodology

When examining zoning trends for this chapter, we were looking to understand how
other zoning bylaws:

Are laid out

Define specific terms

What types of rules they include as general rules

What rules they have for additional residential units (accessory

apartment/accessory dwelling units)

What rules they have for special needs housing

What rules they have for group homes

What rules they have for lodging houses

How they deal with uses that are not allowed, complementary uses, and

accessory uses

Whether they have specialized zones and holding zones

e How they have considered development applications that are in process at the
time that a decision is made on a new zoning bylaw

¢ How they have considered minor variances that were approved under their
existing zoning bylaws;

e How they have considered the Planning Act two year moratorium, and

e Considered legal non-conforming uses.

To answer these questions municipalities that met the following criteria were
examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019, and

¢ Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria

¢ A zoning bylaw that is older than 2013 but has incorporated an amendment since
2013 that comprehensively deals with a specific relevant topic.

To answer some of the questions above, some zoning bylaws that are older than
2013 were also looked at if there was a comprehensive amendment to their zoning
bylaw that dealt with the topic of interest.

As this chapter covers numerous specific topics, zoning bylaws that were reviewed
for specific topics only are noted with an asterisk (*).The zoning bylaws that met
this criteria and were reviewed were:

Town of Oakville

City of St. Catharines
City of Waterloo

City of Kitchener

City of Kingston*
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e City of Ottawa*
e City of Welland*, and
¢ City of Cambridge*.

Additionally, the City of Hamilton released a discussion paper in March 2019 titled
“Residential Care Facilities, Group Homes Human Rights and the Zoning By-Laws
within the Urban Area Discussion Paper”. This discussion paper was reviewed to
understand Hamilton’s proposed approach to regulating group homes.

3.3.2Summary of zoning trends
Zoning bylaw layout

The zoning bylaws of the municipalities reviewed generally follow a similar format
providing administrative rules (the “how to” of the bylaw, how to know when its in
effect, how to know what zone applies to a property, how to charge an offence, how
to know what forms part of the bylaw and what doesn’t), definitions, general rules,
and rules for parking up front. The general rules are followed by specific zones (e.g.
residential, commercial, industrial, parks, natural areas) with site specific zones,
holding zones, temporary use zones at the end. All zoning bylaws reviewed
incorporated zoning maps at the end of the zoning bylaw.

Many new zoning bylaws are incorporating illustrations into their zoning bylaws to

help readers understand certain definitions or rules. An example of a zoning bylaw
illustration is the City of Kitchener’s bicycle parking stall diagram shown in Figure 1.
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1.2m
| Minimum | ___———

Length

Figure 1: City of Kitchener Zoning Bylaw bicycle parking stall diagram

Several zoning bylaws reviewed are also using tables for permitted uses to make
the bylaws easier to read by consolidating information. Tables also make it easer to
compare allowable uses across all zones within one section (commercial for
example) so that if you were interested in building a townhouse or opening a store
you could quickly see where these uses would be permitted. Figure 2 is an example
from the Town of Oakville’s zoning bylaw that shows the uses that are allowed
across their residential zones.
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Table 6.2.1: Permitted Uses in the Residential Low Zones and the
Residential Uptown Core Zone 20/ 7-n25)

Accessory dwelling (1) v v v v v
Bed and breakfast establishment i v v ¥ v v
Conservation use ¥ v v ¥ v
Day care (1) ¥ v ¥ ¥ v
Detached dwelling [ . v v l ¥ l v
Duplex dwelling | | ¥ |
Emergency service facility | v v | v v | v
Emergency shelter | | |
Home accupation | v v | ¥ v | ¥
Linked dwelling | | v
Lodging house L (1)(2) v | v | v
Park, public | v . v | v v | v
Place of worship

Private home day care (1) v v v v v
Private school

Semi-detached dwelling v v
Short-term accommaodation (4) v v ¥ v v
Stormwater management facility v v ¥ v v
Townhouse dwelling v

Figure 2: Town of Oakville Zoning Bylaw Residential Permitted Uses Table
Extract

New zoning bylaws are also incorporating built form rules in many zones (such as
residential, mixed use, and downtown zones). Rules include minimum first storey
building heights, active frontage requirements, building stepbacks/angular plane,
and tower separation.

In addition to a new zoning bylaw, the Town of Oakville also produced a user’s
gquide to explain how to read their zoning bylaw, what different terminology means,
and how to check the zoning of properties.

Definitions

The definitions from the zoning bylaws noted above as well as definitions from the
zoning bylaw comparisons noted in all of the other chapters of this discussion paper
were reviewed and compared to Guelph’s existing zoning bylaw. Depending on the
term, there are either consistencies or variations in how municipalities define
terms. Zoning Bylaws generally define common zoning terms such as building, lot,
yard, building height, parking space, and the various uses permitted.
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General provisions

All zoning bylaws reviewed incorporated general provisions. The general provisions
from the zoning bylaws noted above were reviewed and compared to Guelph’s
existing zoning bylaw. Common general provisions include rules for:

e Accessory buildings

e Portions of buildings or structures that are permitted to encroach into a required
setback or project above a permitted building height

Outdoor patios

Home occupations

Occasional uses

Accessory uses, and

Prohibited uses.

Additional residential units (accessory dwelling units)

Given the recent approval of amendments to the Planning Act through Bill 108
(June 2019) regarding additional residential units, no zoning bylaws have rules that
comply. However, the approach to defining and permitting additional units within a
single detached, semi-detached, and townhouse dwelling and also on a lot
containing the same is within the zoning bylaws reviewed. The zoning bylaws for
Welland, Cambridge, Oakville, and Ottawa were reviewed specifically for this topic.
It is acknowledged that future amendments to these bylaws will be required to
comply with the amended Planning Act.

Within the zoning bylaws of these municipalities, all define either an accessory
dwelling unit or secondary dwelling unit. These definitions all require the additional
dwelling unit to be accessory to the main dwelling unit. Welland, Cambridge, and
Oakville’s definitions are generic so that the additional residential unit could be
located either within another dwelling unit or in a separate building on a lot that has
another dwelling unit. Ottawa has two separate terms. A secondary dwelling unit is
a second unit in the same building as another dwelling unit and a coach house is a
dwelling unit located in a separate building on the same lot. Both approaches
achieve the same intent.

All of the above mentioned zoning bylaws have rules for additional residential units
that:

e Permit only one additional residential unit per lot (these rules will have to be
changed to comply with the amended Planning Act)

e Permit them where a single detached, semi-detached, and townhouse dwelling is
permitted (with the exception of Oakville who only permits them within single
detached and semi-detached dwellings), and

e Require a minimum amount of parking (with the exception of Ottawa where no
parking is required for accessory/secondary dwelling units).

Some of the zoning bylaws reviewed also have rules for additional residential units
requiring them to connect to sewer and water services, limiting their size (as a
percentage of the floor area of the building or a total amount of floor area),
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requiring a separate entrance; ensuring that the additional residential unit in a
separate building cannot be severed from the other dwelling located on the same
lot, and requiring that there are no changes to the streetscape character.

Special needs housing (not including group homes)

The zoning bylaws of Burlington, Kitchener, Milton, Oakville, and St. Catharines,
were reviewed regarding special needs housing. There are generally four categories
of special needs housing within the zoning bylaws reviewed - long term care (some
municipalities have a separate use for hospice), retirement residences, group
homes, and emergency shelters. Group homes are discussed in the section
following. None of the zoning bylaws reviewed use the terms “homes for the aged”
or “nursing home” (Guelph’s current approach to special needs housing).

In all zoning bylaws reviewed, long term care facilities (in the Kitchener zoning
bylaw this use is referred to as a residential care facility) are residences where
support or health services are provided on a temporary or permanent basis in a
supervised setting. Some of the zoning bylaws reference relevant provincial
legislation within their definitions. Both Kitchener and Oakville also incorporate
assisted/independent living facilities (an apartment where personal support services
are provided) as part of either a long term care facility or continuum of care
community. Kitchener and Oakville include a hospice as a separate type of care
facility with a specific definition that includes palliative care. Kitchener includes a
maximum of 10 patients within their definition.

Burlington, Milton, and Oakville define retirement residences which includes
references to central kitchen and dining facilities. Milton and Burlington include the
provision of housekeeping and medical services within their definition whereas
Oakville includes different dwelling types (assisted living units or dwelling units).
Kitchener and St. Catharines do not list retirement residences as a separate use.

Burlington and Oakville define an emergency shelter (St. Catharines permits an
emergency shelter as a social service facility). All definitions reference temporary
accommodation and associated support services. Kitchener and Milton do not define
or permit an emergency shelter.

With the exception of emergency shelters, special needs housing is generally
permitted in medium and high density residential zones, mixed use zones, and
institutional zones of the zoning bylaws reviewed. Emergency shelters are
permitted in mixed use zones, neighbourhood commercial zones, and institutional
zones within Oakville and only as a site specific use in St. Catharines.

Group homes

In March 2019 the City of Hamilton released a discussion paper titled “"Residential
Care Facilities, Group Homes Human Rights and the Zoning Bylaws within the Urban
Area”. Hamilton’s discussion paper reviewed zoning bylaw rules (including minimum
distance separation and capacity) for residential care facilities (including group
homes), outlined Ontario Human Rights Commission (OHRC) concerns regarding
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these topics, and proposed options for defining and regulating residential care
facilities in Hamilton’s new zoning bylaw.

This discussion paper outlined that over the past several years the Ontario Human
Rights Commission (OHRC) has become aware of and involved in the review of
many zoning bylaws specifically focusing on definitions and rules for group homes.
The OHRC has commented specifically on other zoning bylaws definitions of group
homes and zoning rules that use minimum distance separations. The OHRC is
concerned with zoning bylaws that either directly or can be perceived to marginalize
or target a protected group under the Ontario Human Rights Code.!

Between 2011 and 2014, a group referred to as “The Dream Team” lodged
complaints with the OHRC over zoning definitions and minimum distance separation
rules within the zoning bylaws of Toronto, Smith’s Falls, Sarnia, and Kitchener.
Their intent was to demonstrate discrimination issues across Ontario. The Dream
Team asked the Ontario Human Rights Tribunal to strike down long-standing zoning
bylaws that limit the location of housing for people with disabilities in these
municipalities. All municipalities have removed minimum distance separation rules
and other zoning restrictions for the general class of group homes as part of
settlements or in advance of settlements.?

Through this discussion paper, Hamilton staff are recommending that their
definition of residential care facility be updated to remove any references to
reasons for the group home (i.e. residential require supervision because of social,
emotional, mental or physical handicaps or personal distress). Hamilton is also
recommending that minimum distance separation rules be deleted and are
proposing to introduce minimum and maximum capacity (i.e. number of residents)
ranges for low density, medium density, and high density zones.3

The zoning bylaws of Waterloo, Kitchener, and Cambridge were reviewed regarding
group homes. All of these municipalities define group homes with Waterloo and
Kitchener having two types of group homes based on the number of residents.
Additionally Kitchener’s zoning bylaw includes a separate use called “correctional
group home”. Cambridge has no specific rules for group homes. Waterloo includes
separate lot area, setback, building height, and parking requirements. Kitchener
has maintained a minimum distance separation for correctional group homes only.

1 City of Hamilton, Residential Care Facilities, Group Homes Human Rights and the
Zoning bylaws within the Urban Area, 2019, pp. 1.

2 Ibid, pp. 6, 20-21.
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Lodging houses

The zoning bylaws of Oakville, Waterloo, Kitchener, and Cambridge were reviewed
regarding lodging houses. All of these municipalities define a lodging house and
lodging unit.

Table 5: Oakville, Waterloo, Kitchener, and Cambridge Lodging House
Definitions

Municipality Term

Oakville Lodging House — means a building or structure or any
portion thereof in which persons are harbored,
received or lodged for rent or hire with or without
meals.

Lodging Unit - means a room provided for rent or
hire, which is used or designed to be used as a
sleeping accommodation and may contain bathroom
facilities

Waterloo Lodging House — means a building or part thereof
used for residential occupancy where a proprietor
offers lodging rooms to five or more persons with or
without meals, in return for remuneration or the
provision of a service, or both

Lodging Room - means a bedroom within a lodging
unit which is exclusively used by the resident or
residents of the bedroom, and is not normally
accessible to persons other than the resident or
residents of the bedroom

Lodging Unit - means a living accommodation which
does not include the exclusive use of a kitchen or
bathroom

Kitchener Lodging House — means a dwelling unit where five or
more persons, not including a resident owner of the
property, may rent a lodging unit and where the
kitchen and other areas of the dwelling unit are
shared amongst the persons occupying the dwelling
unit.

Lodging Unit - means a room or set of rooms located

in a lodging house or other dwelling designed or

intended to be used for sleeping and living

accommodation which:

e is designed for the exclusive use of the resident or
residents of the unit;

e is not normally accessible to persons other than
the residents or residents of the unit; and
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Municipality Term

e does not have a bathroom and kitchen for the
exclusive use of the residents or residents of the
unit

Cambridge Boarding, lodging or rooming house — means a
building in which lodging is provided for more than
three persons in return for remuneration or for the
provision of services or for both, and in which the
lodging rooms do not have both bathrooms and
kitchen facilities for the exclusive use of individual
occupants

Lodging room — means a room provided for rent or
hire which is used or designed to be used for
temporary sleeping accommodation

Cambridge has no specific rules for lodging houses. Waterloo includes rules
requiring the lodging house to occupy the whole of a building, and has separate lot
area, setback, building height, and parking requirements. Kitchener and Oakville
only permit one lodging house per lot and Oakville establishes a maximum number
of 3 lodging units in a building. Similar to group homes, Kitchener is the only zoning
bylaw that has maintained a minimum distance separation for lodging houses.

Prohibited uses, complementary uses, and accessory uses
Prohibited uses

The zoning bylaws of St. Catharines, Oakville, Welland, Cambridge and Waterloo
were reviewed to determine approaches for prohibited, complementary and
accessory uses. Other than St. Catharines who does not mention prohibited uses
within their zoning bylaw, all other zoning bylaws have general provisions that list
specific uses that are prohibited within the municipality.

Complementary uses

St. Catharines and Welland do not use complementary uses. Waterloo lists specific
complementary uses within each zone. Oakville and Cambridge use rules to control
for complementary uses (e.g. certain uses are only permitted if they are located in
a building with another use). This approach is similar to Guelph’s current approach
of permitting certain uses within a mall only.

Accessory uses

All municipalities define accessory use. Oakville and Welland include a general
provision that states that any permitted use may include an accessory use. Welland
includes general provisions for the location, height and lot coverage of accessory
uses. Additionally, certain accessory uses have additional rules (e.g. home
occupations, accessory dwelling units). Waterloo and St. Catharines list accessory
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uses within each zone category whereas Cambridge includes a list of accessory uses
within the definition of each use.

Specialized zones

All zoning bylaws reviewed have specialized zoning. It is commonplace in zoning
bylaws to have rules that apply to one or a small group of properties. This provides
for the site specific or area specific context for uses or rules. Generally,
municipalities are moving away from referring to these types of provisions as
“special”. Welland, Waterloo, and Kitchener all use site specific provisions and
Cambridge refers to them as exceptions. St. Catharines and Oakville are the only
zoning bylaws reviewed that continue to refer to these types of provisions as
specialized.

Holding zones
All zoning bylaws reviewed have incorporated holding zones within their zoning
bylaws.

Transition provisions for in-progress development applications

The zoning bylaws of Oakville, Kitchener, Cambridge, and Vaughan (draft zoning
bylaw) were reviewed to see how they have dealt with development applications
that were in progress but not yet approved. All zoning bylaws reviewed have
transition provisions for in progress development applications. The types of
development applications that are transitioned vary. All municipalities reviewed
have transitions provisions for building permits. Oakville, Cambridge and Vaughan
provide transition provisions for minor variances and site plans. Kitchener’s zoning
bylaw is the only one that provides transition provisions for subdivisions and
condominiums. Oakville and Vaughan’s bylaws are the only two that provide
transition provisions for consent applications. All zoning bylaws reviewed contain
“lapsing provisions” for in progress development application transitions. For
Oakville, transition provisions are valid for two years for minor variances and site
plan, and three years for consents. For Kitchener and Cambridge transition
provisions are valid for three years after the effective date of the zoning bylaw
whereas Vaughn is proposing five years.

Minor variances approved under previous zoning bylaws

The zoning bylaws of Oakville, Kitchener, Cambridge, St. Catharines, and Vaughan
(draft zoning bylaw) were reviewed to determine whether or not their zoning
bylaws recognized approvals that were given under former zoning bylaws (i.e.
zoning bylaw amendments and minor variances). Oakville and Kitchener have not
proposed to recognize minor variances. Both of these municipalities intend to have
existing minor variances become legal non-conforming. Approved minor variances
and extensions/enlargements of legal non-conforming uses granted under
Waterloo’s previous zoning bylaw and Cambridge’s existing zoning bylaw are
recognized (or proposed to be recognized in Cambridge’s case) under the new
bylaw. St. Catharines zoning bylaw does not mention existing approvals and
Vaughan’s draft zoning bylaw is not proposing to recognize existing approvals.
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Two year moratorium on zoning bylaw amendments

As mentioned in Section 3.2.1, the Planning Act allows municipalities to not
consider amendments to a new zoning bylaw for two years once Council has
approved a complete new zoning bylaw for Guelph. In preparing new
comprehensive zoning bylaws, Waterloo has retained the ability to use the two year
moratorium on zoning bylaw amendments and has applied it to all zones except
their Future Determination zone (this zone is comparable to Guelph’s Urban
Reserve zone). Kitchener’s previous zoning bylaw was not repealed and replaced in
its entirety, therefore the two year moratorium was not applicable. Cambridge and
Vaughan have not yet taken a position as their bylaws have not been considered by
their respective Council’s for approval. Both Cambridge and Vaughan will be
including recommendations on the two year moratorium when staff recommends
approval of a new zoning bylaw.

Existing uses and legal non-conforming

The zoning bylaws of Oakville, Waterloo, Kitchener, St. Catharines, and Cambridge
were reviewed to understand how they have dealt with existing uses that do not
conform to their respective Official Plans. All bylaws reviewed recognize some types
of existing uses or rules. All by-laws reviewed with the exception of Kitchener
recognize existing lot area and lot frontage. Waterloo, St. Catharines, and
Kitchener’s bylaws recognize parking for existing buildings. St. Catharines and
Cambridge recognize many existing uses through site-specific provisions in addition
to other rules listed. Kitchener recognizes existing uses in specific zones in addition
to the other rules.

3.4 Phase 1 community engagement - what we heard

As part of phase 1 community engagement we heard the following:

e The format and readability of the existing zoning bylaw needs to be improved

¢ A new zoning bylaw should align better with the Official Plan reducing the need
for zoning bylaw amendments

e There should be a balance between what becomes a rules and what becomes a
guideline for the built form of buildings

e Rules for home occupations should be more flexible
Rules for accessory apartments should be more permissive

e Zoning bylaw amendments that have been approved should be carried forward
into a new zoning bylaw, and

e The inability to apply for and have a zoning bylaw amendment considered within
the two years after a new zoning bylaw is approved is concerning.

Appendix A contains a summary of all comments from the phase 1 community
engagement, including staff responses.
3.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for the topics
explored within this chapter. For some topics options have been proposed and an
option has not been recommended at this time. The Official Plan, comments from
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the phase 1 community engagement, and zoning trends were considered in the
development of the options and recommendations put forward in this chapter.

3.5.1Zoning bylaw layout

Preliminary recommendation - A new zoning bylaw for Guelph should be
streamlined and simplified. A new zoning bylaw should have zones that implement
the Official Plan providing certainty to the Guelph community what can be built on
each property within the city. A new zoning bylaw should provide flexibility in the
way buildings can be used, and should be built form oriented. In consideration of
these guiding principles, the comments provided through phase 1 community
engagement, and other municipal zoning bylaws reviewed staff recommends that a
new zoning bylaw include the following:

A logical structure and flow to the zoning bylaw that includes a separate section

for parking and driveway rules, a separate section for downtown zones, and puts

site-specific rules, holding provisions, and all zoning maps at the end of the

zoning bylaw

e Purpose statements for each zone to clearly indicate the intent of each zone and
how each zone connects to the relevant Official Plan land use designation;

e The use of tables (in a format that meets Accessibility for Ontarians with
Disabilities Act requirements), for allowable uses and rules

¢ Illustrations for specific defined terms and rules to assist in better understanding
the intent of terms and rules

¢ An index of defined terms within the definitions section to make it easier to find
defined terms, and

e Definitions for all permitted uses providing clarity in what the use includes and

what it doesn't.

There should be a user’s guide as a companion to the zoning bylaw that explains to
readers how to use and interpret the new zoning bylaw.

3.5.2 Definitions

Appendix B contains a detailed overview of all the existing zoning bylaw definitions,
zoning comparisons from other cities and options and recommendations for each.

Preliminary recommendation - Generally, most definitions are recommended to
be updated to reflect direction in the Official Plan and/or trends found from zoning
comparisons. Some definitions are recommended to be deleted as they are no
longer necessary.

3.5.3 General provisions
Staff have reviewed all existing general provisions in the existing zoning bylaw and
have considered comparisons from other municipalities.

Preliminary recommendation - Generally, most general provisions are
recommended to be updated to reflect direction in the Official Plan and/or trends
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found from zoning comparisons. Some general provisions are recommended to be
deleted as they are no longer necessary or do not conform to the Official Plan.

3.5.4 Additional residential units (accessory dwelling units)

Preliminary recommendation - To comply with recent amendments to the
Planning Act, the new zoning bylaw will include an accessory dwelling unit as a
permitted use in all zones that permit a single detached, semi-detached, and
townhouse dwelling. Additionally, an accessory dwelling unit will be permitted in
both the building that has the single detached, semi-detached, or townhouse
dwelling (e.g. basement suite) and will also be permitted in a separate detached
building on a lot. The maximum number of residential units permitted where an
accessory dwelling unit is permitted will be three units. Staff also recommends that
a series of rules for accessory dwelling units including:

e For all accessory dwelling units, there be a maximum floor area between 40 and
45 percent of the total residential floor area provided and a minimum parking
space of not more than one parking space per accessory dwelling unit be
provided and that parking in tandem be permitted (this maximum parking rate is
to comply with Planning Act rules)

e For accessory dwelling units located in a separate detached building, there be
direct access from the street to the building, and

e For accessory dwelling units located in a separate detached building, there be a
maximum floor area and setbacks from rear and side property lines.

3.5.5Special needs housing (not including group homes)

To align with the Official Plan and reflect zoning trends, the following are staff’s
preliminary recommendations for uses to be included in a new zoning bylaw to
implement the special needs housing policies of the Official Plan.

Preliminary recommendations

Long term care facility - It is recommended that a new use called “long term
care facility” be introduced. Long term care facility is the common term used by the
Province and in other zoning bylaws reviewed. This use is proposed to replace the
existing zoning bylaw uses of *home for the aged’, and “nursing home”. It is
recommended that a long term care facility include an assisted living facility (which
are independent living units that may include personal support services) to provide
for the full continuum of care. A long term care facility should continue to be
permitted in any medium and high density zone that permits residential uses.

Retirement residential facility - Retain retirement residential facility as a use
and update the definition to reflect zoning trends (this will include permitting an
assisted living facility as part of a retirement residential facility). It is recommended
that this be permitted in medium and high density zones that permits residential
uses.

Hospice - It is recommended that a new use called “hospice” be included in a new
zoning bylaw as both part of a long term care facility and as a separate use. This is
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recommended as the services provided by a hospice are sometimes offered within a
long term care facility as part of a continuum of care. In some cases hospice
services are provided through a separate facility (such as the Hospice of Wellington
in Guelph) at a much smaller scale (e.g. 10 residents).

Emergency shelter - It is recommended that the emergency shelter be retained
and that the definition be updated to reflect zoning trends. It is recommended that
this use continue to be permitted within the D.1 (downtown) zone.

3.5.6 Group homes
To align with the Official Plan and reflect zoning trends the following are options for
regulating group homes in a new zoning bylaw:

Option 1 (preliminary recommendation): The zoning bylaw definition of group
home should be updated to align with the Official Plan definition of group home. It
is further recommended that in addition to low density residential areas, where
group homes are already permitted, that group homes be permitted in medium
density and high density zones that permit residential uses. Additionally, it is
recommended that the existing minimum distance separation rules be removed. A
group home is recommended to only be permitted within the entirety of a building.
A new rule is recommended to be included that establishes a maximum size (based
on a maximum number of residents). Smaller group homes will be permitted within
low density residential areas with larger ones permitted in higher density residential
areas and mixed use areas. This option is consistent with the Official Plan direction
and provincial policies to encourage supportive housing types throughout the City.

The planning validity of using minimum distance separation rules in a new zoning
bylaw is questionable. There are some significant risks in retaining minimum
distance separation rules for group homes within a new zoning bylaw. As outlined in
Section 3.3.2, many municipalities have removed minimum distance separation
rules as they apply to group homes from their zoning bylaws in light of the Ontario
Human Rights Commission comments and challenges brought forward to the
Ontario Human Rights Tribunal. In these cases it was determined that there was no
planning justification for minimum distance separation rules for group homes.

Option 2: Option 2 is the same as Option 1 but retains the existing minimum
distance separation rules for a sub set of group homes - correctional group homes.
A correctional group home would provide housing and rehabilitation for persons on
probation or parole or any other form or executive, judicial or administrative
release from a penal institution. There are currently no correctional group homes
within the City. Because of this, separating out a correctional group home may not
be necessary. Additionally retaining a minimum distance separation of any kind
poses some risks (see discussion in Option 1).
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3.5.7Lodging houses

To align with the Official Plan, reflect zoning trends, and in consideration of relevant
case law, the following are options for regulating lodging houses in a nhew zoning
bylaw:

Option 1 (preliminary recommendation): The existing zoning bylaw uses
‘dwelling unit’ and ‘lodging unit’ to distinguish between a single detached dwelling
(for example) and a lodging house. It is recommended that the definitions of
‘dwelling unit’ and ‘lodging unit’ be updated based on zoning trends to clarify how
lodging houses are a different use of land than dwelling units. The existing zoning
bylaw also permits lodging houses through two uses, ‘lodging house type 1’ and
‘lodging house type 2’ where the first is permitted in low density residential areas
and the second only permitted in medium or high density residential areas through
an amendment to the zoning bylaw. It is recommended that this approach to
permitting lodging houses be retained. Further it is recommended that the existing
minimum distance separation rules be removed, and that a rule be included in a
new zoning bylaw that requires that a lodging house occupy the entire building.
This approach is recommended in consideration of the case law outlined in Section
3.2.3 and zoning trends outlined in Section 3.3.2.

With respect to minimum distance separations, the Ontario Human Rights
Commission has started to provide comments on zoning bylaws similar to their
comments on group homes, regarding the appropriateness of minimum distance
separation rules for lodging houses. Justifying the planning merits of minimum
distance separation rules has become increasingly challenging in light of Ontario
Human Rights Commissions comments.

Option 2: Option 2 is the same as option 1 but retains the existing zoning bylaw
rule for minimum distance separations. As a result of the Kritz v. City of Guelph
lodging house case, many dwellings that may have been considered to be lodging
houses do not meet the characteristics set out in this legal decision resulting in
fewer lodging houses in the City. In recent years the City has also seen an increase
in purpose built rental apartments and accessory dwellings which has provided a
much needed supply of rental housing units. Given this, it may not be necessary to
continue to regulate the distance between lodging houses if there are fewer of
them.

3.5.8Prohibited uses, complementary uses, accessory uses

To align with the Official Plan and reflect zoning trends, the following are options for
prohibiting uses and permitting complementary and accessory uses in a new zoning
bylaw:

Prohibited uses

Option 1(preliminary recommendation): It is recommended that the exiting
approach to prohibited uses (that is having a list of specific uses that are not
permitted anywhere in the city listed within the general rules section) be retained.
Having a general rule clarifies that the intent of the zoning bylaw is not to permit
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these uses anywhere in the City. It assists with the interpretation and
implementation of the zoning bylaw should requests be brought forward to permit
these uses, that they do not meet the intent of the zoning bylaw. For
recommendations on what uses should be not permitted anywhere in the city,
please see Chapters 4 through 9.

Option 2: That a general rule be included that states that unless a use is
specifically permitted all other uses are prohibited. Although this is simpler and
more holistic way to ensure that uses not considered appropriate for the City are
prohibited, it may be too broad of an approach. Often as zoning bylaws age there
are new uses that surface that were not considered or did not exist at the time of
the writing of the zoning bylaw. This type of general provision may be problematic
in considering these types of requests.

Complementary uses

Option 1(preliminary recommendation): Complementary uses should be listed
as complementary uses within each zone. This approach requires that
complementary be defined to ensure that the uses listed are not the primary use of
a property. This is important as certain uses are only permitted as complementary
uses (rather than primary uses) in certain land uses (as per the Official Plan). This
approach clearly identifies which uses are complementary and aligns with the
Official Plan which identifies primary permitted uses and complementary permitted
uses.

Option 2: List complementary uses together with other permitted uses. Use rules
to ensure that they are complementary. This approach allows for each
complementary use to have different rules depending on the zone that they are in.
However, this may cause confusion as readers may not know to read the rules and
may assume that all listed uses are permitted no matter what.

Accessory uses

Option 1: Accessory uses should be listed within each zone. This approach requires
that accessory be defined to ensure that uses listed are not the primary use of a
property. This is important as the Official Plan provides for what uses are permitted
as primary uses and provides some direction as to what uses are permitted as
accessory. However, as the Official Plan doesn't specifically list what uses should be
accessory, having a specific list in each zone may cause some accessory uses to be
missed resulting in the need to have an accessory use added through a minor
variance or zoning bylaw amendment process. This may cause unnecessary
process.

Option 2: Accessory uses should be restricted through rules to ensure that they
are accessory. This is the current approach in the existing zoning bylaw. This option
also requires that accessory be defined. Rules (such as maximum gross floor area)
could be applied differently within each zone allowing for zone specific context to
accessory uses across the zoning bylaw.
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3.5.9Specialized zones

Preliminary recommendation - In consideration of zoning trends, it is
recommended that the concept of specialized zones be retained. It is also
recommended that specialized zones be re-named ‘site specific zones’. This title
change is a more accurate description of these types of rules which typically reflect
site specific or area specific considerations. All existing specialized zones will be
reviewed as part of the preparation of the first draft zoning bylaw. Each existing
specialized zone will be evaluated together with the Official Plan and draft new
zones to determine whether it should be retained, deleted, or modified. The key
determining factor will be whether or not the specialized zone conforms to the
Official Plan.

3.5.10 Transition provisions for in-progress development applications

Option 1 (preliminary recommendation): At the time of a decision by Council
on a new zoning bylaw, there will certainly be development applications that have
already been considered or are in the process of being considered against the
existing zoning bylaw. It is recommended that building permits and site plans that
are in progress (applications that have already been received and have been
determined by the City to be complete applications) be able to obtain final
approvals provided that they meet all of the rules under the existing zoning bylaw
(that is provided that they did not need a zoning bylaw amendment or minor
variance). It is further recommended that these applications be permitted to obtain
final approvals for a prescribed period of time (generally this time limit is based on
the average time that it takes to obtain final approval). This approach is
recommended as shifting the set of rules that apply to a property part way through
a design and development process can be challenging to adapt to. It can cause
unnecessary delays in process and unnecessary costs (e.g. plans having to be
redrawn to abide by new rules).

Option 2: All in-progress building permit, site plan, subdivision, condominium,
consent, and minor variance applications to continue to be considered under the
existing zoning bylaw for a defined period of time. Based on the zoning bylaws
reviewed, only one municipality included subdivision and condominium applications
that were in progress to continue to be considered against exiting zoning bylaw
rules.

Option 3: Do not include any provisions that would allow in-progress development
applications to continue to be processed under the existing zoning bylaw. Although
this is an option, it is not one that any other zoning bylaw reviewed has proceeded
with. Not allowing certain types of development applications that are in progress to
continue to be considered under the rules that they applied under may cause
processing delays and may cause applications to be modified, in some cases
significantly.

3.5.11 General official plan conformity
The primary purpose of the comprehensive zoning bylaw review is to create a new
zoning bylaw that conforms to the Official Plan. As such, the zoning of each
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property will be reviewed against the land use designations and policies of the
Official Plan to determine whether the existing zoning of the property needs to be
changed in order to conform to the Official Plan.

Minor variances

When a new zoning bylaw is passed by Council the existing zoning bylaw is
repealed. Once a former zoning bylaw no longer exists, any approvals granted
under it (such as minor variances) also no longer exist. The following are options
for considering minor variances to the existing zoning bylaw within a new zoning
bylaw:

Option 1: All buildings built and uses established through minor variances will
become legal non-conforming unless the new zoning that applies to the property
has changed in a way that the variance previously needed is no longer necessary
(e.g. the use is now permitted in the zone or the setback rule has been changed
and the building would now comply). This option ensures compliance with the
Official Plan and aligns well with having one complete new zoning bylaw.

Option 2: All minor variances approved under the existing zoning bylaw are
recognized in the new zoning bylaw through a general rule. This approach ensures
that once a minor variance is approved a property owner does not need to apply for
the same variance again (should it be necessary to). This approach may “carry
forward” variances that are no longer required (as zoning rules have been updated)
or it may “carry forward” variances where the Official Plan intent is not met. This
would more likely the case for variances that were approved prior to the most
recent Official Plan being in effect. This approach would ensure that once an
approval has been obtained for a property it remains and that the use or building
approved through the variance remains legal. An unintended consequence with this
is that for situations where the building or use do not conform to the Official Plan,
this means that the future vision for that property may take that much longer to
achieve.

Legal non-conforming

Preliminary recommendation - Where the Official Plan has changed the land
use of a property the existing use may no longer be permitted. The Official Plan
outlines criteria for how to consider whether an existing use should be recognized in
a new zoning bylaw or whether an existing use should become legal non-
conforming (see section 3.2.2). Should concerns be raised about the legal non-
conforming status of a property, the Official Plan criteria will be used to determine
whether the use will be legalized in a new zoning bylaw or whether the use will
become legal non-conforming.

3.5.12 Two year moratorium on zoning bylaw amendments

3-34



At this time the comprehensive zoning bylaw review will deliver one complete new
zoning bylaw at one time. Because of this, the provision of the Planning Act which
does not allow for amendments to the zoning bylaw for two years from the effective
date of the new zoning bylaw would be applicable. As outlined in section XX the
Planning Act allows Council to pass a motion to waive this provision.

Option 1 (preliminary recommendation): It is recommended that generally no
amendments be permitted to the new zoning bylaw for a period of two years
following Council’s approval. This option allows staff, Council, the community and
developers’ time to work within the new rules. The comprehensive zoning bylaw
review process endorsed by Councilprovides many opportunities for feedback at
various stages throughout the process providing opportunities to work with staff on
the preparation of a new zoning bylaw that provides the most appropriate set of
rules for Guelph. This option does not preclude Council from considering site
specific exemptions to this zoning bylaw amendment moratorium.

Option 2: When a final zoning bylaw is tabled for a decision of Council, specific
matters could be considered exempt from the “no zoning bylaw amendment for two
years” rule (e.g. specific zones and/or specific geographies). The only opportunity
to have no amendments to a zoning bylaw for a period of time is when there is
approval of one complete new zoning bylaw. Staff sees merit in having one set of
new rules in place for two years as a test to see how things are working.

3.6 Questions for You

1. Staff has included some recommended approaches for making a new zoning
bylaw user-friendly, clear, and concise. What are your thoughts on these
recommendations? Are there other things that you feel would help to achieve
these objectives? What are they?

2. To comply with Provincial laws, we are required to update our rules for
accessory dwelling units. What are your thoughts on the proposed rules for
accessory dwelling units?

3. Do you agree or disagree with the preliminary recommendation for how group
homes should be dealt with in a new zoning bylaw? Why?

4. Do you agree or disagree with the preliminary recommendation for how lodging
houses should be dealt with in a new zoning bylaw? Why?

5. Staff have provided preliminary recommendations on the way that they think
best simplifies what uses are not allowed within the city? Do you agree with this
recommendation? Are there other ways that would provide clarity on what uses
are not considered appropriate for Guelph?

6. Staff have provided preliminary recommendations for a simple way to permit
complementary uses. Do you agree with this recommendation? Are there other
ways to permit complementary uses that should be considered? If so, what are
they?

7. Staff have proposed two options for permitting accessory uses? What are your
thoughts on these two options? What other options should be considered?

8. Do you agree that in progress development applications should be transitioned
into having to abide by new zoning rules?
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9. Once a new zoning bylaw is approved by Council, all minor variances granted
under the exiting zoning bylaw will no longer exist. Staff have proposed two
options to deal with existing approved minor variances. What are your thoughts
on these options? What other options should be considered?

10.What questions do you have about legal non-conforming?

11.Staff have included a preliminary recommendation that suggests that there
should be a period of two years after the approval of a new zoning bylaw where
zoning bylaw amendments should not be permitted? What are your thoughts on
this?

12. What other comments do you have about the topics discussed in this
chapter?

You can share your comments with us in person at an upcoming workshop in
November 2019. For a full listing of workshop events and information about how to
register please visit our website. As of November you can also share your
comments online through our online engagement platform or via email.
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4.0 Residential

4.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the city’s residential areas. The existing residential zones (and zones that
implement the non-residential uses that are permitted in residential areas) are
compared to the residential land use policies to understand where changes are
required to conform to these policies within a new zoning bylaw. Zoning bylaws in
other municipalities are reviewed to understand emerging trends. Options and
recommendations for a new zoning bylaw are explored.

In this chapter we are seeking your thoughts on:

e The number and type of residential zones that should be in a new zoning bylaw

¢ In consideration of the residential land uses in the Official Plan, the types of
residential uses that should be permitted in each zone;

e In consideration of the Official Plan policies for non-residential uses within
residential areas, the types of commercial and institutional uses that should be
permitted in residential areas

e Proposed rules for different types of townhouses
Proposed rules for apartments up to six storeys tall, and

e Proposed rules for apartments between six and ten storeys tall

Specific questions related to these topics can be found in section 4.6 as well as
instructions for how to share your comments.

Other residential uses, such as accessory dwelling units, garden suites, special
needs housing, including housing for seniors and group homes, lodging houses, and
home occupations are permitted not only in residential areas but also in some other
areas that permit residential uses like commercial/mixed use areas and institutional
areas).These additional uses are discussed in Chapter 3.

4.2 Current land use planning policies, other Guelph standards and
studies, and zoning bylaw rules

4.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) requires that there be an appropriate range
and mix of housing types and densities to meet the needs of current and future
residents. It suggests that this be achieved by providing space for all forms of
housing, including special needs housing, and all forms of residential intensification,
including accessory apartments.

The PPS promotes residential densities that make efficient use of land, resources,
infrastructure and public services, and that support sustainable transportation and
transit. The PPS also encourages developing standards for residential intensification
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that assist with minimizing the cost of housing and facilitating compact forms of
housing.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan)
requires that official plans and zoning bylaws support the achievement of minimum
intensification and density targets and identify a diverse range and mix of housing
options, including accessory apartments and affordable housing, to meet the
current and future needs of residents. The Growth Plan also includes a specific
policy requiring municipalities to use available tools to ensure that a mix of unit
sizes are accommodated in multi-unit residential developments.

4.2.2 Guelph Official Plan

There are four residential land use designations within Guelph’s Official Plan.
Approximately 34,500 properties are designated, either in whole or in part, one of
these designations. The approximate number of properties designated each of the
residential land uses is within the list below in brackets.

Low Density Residential (29,133 properties)

Low Density Greenfield Residential (3,716 properties)
Medium Density Residential (1,501 properties), and
High Density Residential (158 properties).

Low Density Residential land use designation

The Low Density Residential land use designation applies to built-up areas of the
city that are predominantly low-density in character. The permitted residential uses
include detached, semi-detached, and duplex dwellings, and multiple unit
residential buildings, including townhouses and apartments. Generally, buildings are
limited to a height of three storeys and a density of 15 to 35 units per hectare.

Low Density Greenfield Residential land use designation

The Low Density Greenfield Residential land use designation applies to the
greenfield area of the city. The city’s greenfield area includes lands that were not
developed in 2006, a date that was established by the province as part of the
original provincial growth plan. The permitted residential uses are the same as
within the Low Density Residential land use designation. Buildings are limited to six
storeys in height and a density of 20 to 60 units per hectare.

Low density residential and greenfield residential built form policies

The Official Plan contains policies about the built form of low density residential
buildings. Built form policies speak to the relationship of buildings to their
surroundings and their relationship to streets. Specific policies that may provide
direction for a new zoning bylaw include:

e New buildings within older established areas of the city should be designed to

complement the existing visual character and architectural/building material
elements
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e Residential buildings should be sited with a consistent setback to provide a
human scale to streets. Buildings should feature a prominent entrance and front
porches, and

e Garages should be limited in width so that they do not dominate the streetscape;
generally garages should not exceed half the width of a house and should also
not project ahead of the front wall of the house.

Medium Density Residential land use designation

The Medium Density Residential land use designation permits multiple unit
residential buildings, including townhouses and apartments. Generally, buildings
range between two and six storeys and a density of 35 to 100 units per hectare.

Medium density built form policies

The Official Plan contains policies about the built form of medium density buildings,
regardless of their use. These policies apply to buildings between four and six
storeys in height. Specific policies that may provide direction for a new zoning
bylaw include:

e Buildings should frame the street they are fronting

e Servicing and car parking should be located underground or at the rear/side of
the building and should be screened

e Pedestrian access should be provided through a principal entrance that is
accessed from the public realm

e Building entrances should be provided at regular intervals where buildings are
greater than 30 meters in length and front a public street, and

e Buildings taller than four storeys should have a maximum building length.

High Density Residential land use designation

The High Density Residential land use designation permits multiple unit residential
buildings in the form of apartments. Generally, buildings range between three and
ten storeys and a density of 100 to 150 units per hectare.

High density built form policies

The Official Plan contains policies about the built form of high density buildings.
These policies apply to buildings greater than six storeys in height regardless of its
use. Specific policies that may provide direction for a new zoning bylaw include:

e Car parking should be located primarily underground with limited visitor surface
parking. Structured parking above-grade may be permitted where appropriate

e The size of each floor of the tower portion (the portion of the building that is five
storeys and taller) of a building may be limited, and

e The tower portion of the building shall be carefully placed to ensure adequate
spacing between towers to allow for solar access and privacy.

Non-residential uses in residential land use designations

Specific small-scale non-residential uses are permitted within residential areas to
serve the neighbourhood’s needs. Permitted uses are:
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Schools

Places of worship

Child care centres

Municipal open space, parks, trails, recreation facilities, and

Convenience commercial uses like a convenience store (to a maximum of
400m?2).

4.2.3 Guelph’s Affordable Housing Strategy

In July 2017 Council approved the Affordable Housing Strategy. The Strategy
includes the following directions for a new zoning bylaw:

e Reduce parking requirements for multiple residential properties and mixed-use
development that include affordable residential units

e Permit accessory apartments in townhouses

e Permit single detached and semi-detached dwellings in the same zones, and

e Update zoning for properties designated Medium Density Residential and High
Density Residential to align with the Official Plan.

4.2.4 Guelph’s Urban Design Manual and Mid-rise and Townhouse Built
Form Standards

Urban Design Manual

In November 2017 Council approved the City’s Urban Design Manual. The Urban
Design Manual elaborates and expands on the design vision outlined in the Official
Plan for the physical evolution and development of the City. For residential
buildings the Urban Design Manual establishes general urban design objectives and
principles for specific areas of Guelph and provides the following directions that are
relevant for residential buildings:

¢ A minimum building height of two storeys should be required for uses fronting
arterial or collector roads or identified main streets

e Buildings four storeys or taller should be restricted to a maximum building length
of 60 meters along streets

e Built form rules including stepbacks, angular planes and building setbacks should
be used to appropriately shape building massing

¢ Maximum floorplate sizes of the tower portion of high-rise buildings should be
limited

¢ A minimum tower separation between tower portions of buildings should be
required

¢ Height transition rules between high-rise and mid-rise buildings should be
required

e The width of garages should be limited. Front facing garages should be limited to
no wider than half the width of the house

e Garages should not project beyond the main front wall of the building

e There should be a maximum number of townhouse units permitted in each
townhouse block

e There should be rules for laneway housing

e Lots narrower than nine meters should be serviced by rear lanes
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e Minimum and maximum front yard setbacks should be six meters or match the
context of the existing street, and
e Front doors should be required facing the street.

Mid-rise and Townhouse Built Form Standards

In April 2018 Council approved the Mid-rise and Townhouse Built Form Standards to
guide the design of new townhouse and mid-rise buildings across the city. The built
form standards include standards for the following:

e Minimum front yard setbacks which vary depending on whether there is a garage

or not

Minimum side yard setbacks which vary depending on the dwelling type;

Minimum rear yard setbacks

Minimum stepbacks for floors above the fourth storey of mid-rise buildings;

Maximum building lengths and maximum number of units in a row (on-street

townhouses)

Minimum distance between buildings (townhouses only)

e Angular plane for mid-rise buildings to transition building height from lower
forms of housing types

e Minimum townhouse unit width which varies depending on the location of the
garage

¢ Minimum common amenity area requirements and sizes;

e Minimum landscaped area requirements (including a minimum amount that is
required to be soft landscaping and a minimum amount that can be located on a
roof), and

e Minimum landscape strip requirements for surface parking of mid-rise buildings.

4.2.5 Non-residential land use studies - faith-based institutions

In January 2018, a report was considered by Council regarding faith-based
institutions, or places of worship. The report examined whether the city had
adequate land to accommodate places of worship, and concluded that there is an
adequate supply of land that permits places of worship based on Official Plan land
use permissions and existing zoning.

4.2.6 Guelph’s Zoning Bylaw
There are currently eleven residential zones. They are:

Residential Single Detached - R.1A
Residential Single Detached - R.1B
Residential Single Detached - R.1C
Residential Single Detached - R.1D
Residential Semi-Detached/Duplex - R.2
Cluster Townhouse Zone - R.3A
On-Street Townhouse - R.3;

General Apartment - R.4A

High Density Apartment — R.4B

Central Business District Apartment - R.4C, and
Infill Apartment - R.4D.
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Additionally, the Convenience Commercial Zone (C.1) and the Educational, Spiritual
and Other Services Zone (I.1) generally apply to specific properties within the
Guelph’s residential areas to permit a limited range of commercial and institutional
uses. These zones are used to implement an Official Plan policy for residential lands

to provide for specific commercial and institutional uses within primarily residential
neighbourhoods.
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Permitted Uses

Each zone permits a range of residential and non-residential uses that are suitable for the intent of each zone.
Tables 6 and 7 summarize the permitted uses in the existing residential zones. The residential zones are listed with
the zoning abbreviations used in the existing zoning bylaw, for example R.1A.

Table 6: Residential permitted uses within existing residential zones

Permitted Uses

R.1A

R.1B

R.1C

R.1D

R.2

R.3A

W
W

»
>

H
W

H
v

Accessory apartment

Apartment building

Duplex

Group home

Home for the aged

Lodging house type 1

Maisonette dwelling

Nursing home

Retirement residential facility

Semi-detached dwelling

Single detached dwelling

Townhouse, cluster

Townhouse, stacked

Townhouse, on-street
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Permitted Uses

R.1A

R.1B
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R.1D

R.2

R.3A
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Bed and breakfast

Y

Y

Y

Y

Y
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Day care centre

Y

Y

Y

Y

N
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Home occupation

Y

Y

Y

Y
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Certain non-residential uses are permitted within the C.1 and 1.1 zones. The
following table summarizes the uses permitted within these zones. The non-

residential zones are listed with the zoning abbreviations used in the existing zoning

bylaw, for example C1.

Table 8: Permitted uses within existing C.1 and 1.1 zones

Permitted Uses

Y

I.1

Art gallery

Artisan studio

Convenience store

Day care centre

Dwelling units (with permitted
commercial uses in the same building)

<|<[<[<Z|6

2Z2<|1Z2|Z2|<

Food vehicle

Group home

Library

Museum

Outdoor sportsfield facilities

Personal service establishment

Religious establishment

Restaurant, take-out

School

Z|<1ZI<Z2IZ2I2|<¥|<

<|z|<|z|=<|<|<]|<]|=<
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Rules

Table 9 summarizes the existing zoning rules by topic for each of the residential zones and the C.1 and I.1 zones.

The zones are listed with the zoning abbreviations used in the existing zoning bylaw, for example C1.

Table 9: Rules for existing residential and C.1 and 1.1

Zones

Rules

R.1A

R.1B

R.1C

R.1D

R.2

R.3A

R.3B

R.4A

R.4B

R.4D

Minimum lot area

Y

Y

Y

Y

Y

Minimum lot area per
dwelling

N

N

N

N

N

Floor space index

Maximum density

Maximum number of
dwelling units in a row

22|12

22|12

2|12|2

22|12

22|12

<|<|2

<22

2|<|<

=|<|=<

=|<|=<

Minimum lot frontage

Maximum lot coverage

Maximum building coverage

Maximum gross floor area

Minimum distance between
buildings

2Z2|122|<

22122 |<

2222<

22122 |<

2 2|12|<|<

<|Z2|<[Z2|<

2|1Z2|1<Z2|<

<|Z2Z22|<

<Z|1Z2|2|<

<Z|1Z2|2|<

Minimum ground floor area

Minimum setbacks from lot
lines

<|2

<|2

<|2

<|2

<|=<

<|2

<|2

<|2

<|2

<|2

Maximum setbacks from lot
lines

Minimum common amenity
area

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Minimum private amenity
area

N/A

N/A

N/A

N/A

N/A

=<

=2

=2

=2

=2

N/A

N/A

Maximum building height

Buffer strips

Planting area

Minimum landscaped open
space
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Rules for the older built-up area of Guelph

Within the existing zoning bylaw, Map 66 delineates the older built-up area of
Guelph.

OEFINED AREA,
MAP NO
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Figure 3: Zoning bylaw map 66- older built-up area of Guelph
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Within this area, the minimum lot frontage, minimum yards adjacent to streets, and
minimum side yards are modified for specific residential zones. These rules consider
existing lot sizes and proximity of existing buildings to the street. The rules allow
for new lots to be similar in size and new buildings to locate a similar distance from
the street as neighbouring buildings providing for a consistent streetscape
presence.

Specialized zones

There are 307 specialized zones within the residential zones. The majority of the
specialized residential zones are within the R.3A (61 total), R.4A (52 total), and
R.1B (47 total) zones. As outlined in Chapter 3, each of the specialized zones will
be reviewed to determine whether it should be retained, amended, or deleted.

4.3 Review of municipal zoning trends
4.3.1 Methodology

When examining zoning trends in this chapter, we were looking to understand how
other municipalities structured their residential zones, what types of uses they
permit in them, and the types of rules that they have for townhouses and mid and
high rise apartments. We were also looking to understand how other municipalities
permitted non-residential uses in their residential areas. To answer these questions,
municipalities that met the following criteria were examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt comprehensively with residential zones could also be
considered

¢ Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The municipality must have a comparable residential land use framework. A
comparable residential land use framework is based on a review of their Official
Plan land use categories and range of permitted uses to determine whether there
are similarities.

The zoning bylaws that met this criteria and were reviewed were:

e The City of Burlington

e The Town of Milton

e The Town of Oakville

e The City of Ottawa (types of residential zones and permitted uses only), and
e The City of St. Catharines.

As noted in section 4.2.2, Guelph’s Official Plan permits specific non-residential uses
within the residential areas. Using the criteria outlined above, the zoning bylaws for
the City of Burlington, Town of Milton, City of St. Catharines, and City of Kitchener,
were reviewed for zoning approaches for non-residential uses within residential
areas.
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Amenity area rules were raised as an issue through phase 1 community
engagement (see section 4.4). In addition to the zoning bylaws that met the
criteria above, other zoning bylaws, either approved or in draft, which contain or
are proposed to contain amenity area rules were also reviewed. The zoning bylaws
reviewed for amenity area rules were the cities of Waterloo, Ottawa, Cambridge,
Vaughan, and Kingston. Additionally, in 2018 the City of Brampton released a
zoning bylaw background study on amenity areas. The recommendations from this
background study were also reviewed.

4.3.2 Summary of zoning trends
Types of residential zones

Zoning bylaws use multiple zones to apply low, medium and high density residential
Official Plan land use designations. Municipalities have more than one low density
and medium density residential zone, and generally only one high density
residential zone. The low density residential zones differ based on the maximum lot
frontage and lot area permitted.

The City of Burlington has a total of 15 residential zones. They have five residential
zones that permit only one use each. This is similar to Guelph’s existing zoning
bylaw. Burlington has five medium density residential zones where different
dwelling types are permitted. Burlington’s five high density residential zones all
generally permit the same uses. Burlington’s 14 residential zones differ in the
maximum density and building heights that they permit. Generally the higher the
number of zone the greater the number of units that are permitted.

The Town of Milton has a total of four residential zones. They have one low density
residential zones that permits detached, duplex, and semi-detached dwellings. Two
zones are used for medium density residential with one zone permitting everything
that is permitted in their low density residential zone plus townhouses and
triplexes. Their second medium density residential zone only permits townhouses,
apartments, and four-plexes. Milton has one high density residential zone that only
permits apartments.

The Town of Oakville has a total of 16 residential zones. They have 11 low density
residential zones, six of which only permit single detached dwellings. These six
zones have different lot frontages and lot areas for the single detached dwellings.
Three other zones permit single detached and semi-detached dwellings and again
have different lot frontages and lot areas. One zone permits single detached and
duplex dwellings, and the final zone permits only linked dwellings. Oakville has four
medium density residential zones, three of which permit different types of
townhouses and one that permits only apartments. Their one high density zone
permits only apartments.

The City of Ottawa has six residential zones with 145 residential subzones. These
subzones use the rules from the six residential zones and add more permitted uses,
more density and more building height. Their 145 subzones act like different
residential zones.
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The City of St. Catharines has four residential zones. They have two low density
residential zones which apply to different areas of the City. One zone is for their
suburban areas and permits detached, semi-detached and townhouse dwellings,
and apartments up to five units. St. Catharines’ second low density residential zone
applies to what they refer to as the “traditional” areas of the city. This zone permits
all of the same dwelling types as the suburban residential zone as well as
apartments with two to four units. St. Catharines’ medium density residential zone
permits all dwelling types whereas their high density residential zone permits
townhouses and apartment buildings with 3 or more units. The density and height
of apartment buildings is greater in the high density apartment zone.

Types of zones used to permit non-residential uses in residential areas

Burlington, Kitchener, Milton and St. Catharines all permit specific commercial
and/or institutional uses within their residential areas. Most of the zoning bylaws for
these municipalities have a separate commercial zone that applies to specific
properties in residential areas to permit commercial uses in these areas
implementing their non-residential use Official Plan policies. St. Catharines and
Milton also have a separate institutional zone that they use to permit the
institutional uses (e.g. schools, places of worship) that are contemplated through
their non-residential Official Plan policies.

Residential permitted uses

Generally all of the zoning bylaws reviewed permit a broad range of dwelling types
across their residential zones. The following types of dwellings are permitted within
the zoning bylaws reviewed:

Apartments;

Duplex dwelling;

Multiple attached dwelling (Milton only);

Semi-detached dwelling;

Single detached dwelling;

Townhouse dwelling. A few zoning bylaws also list different types of townhouse
dwellings including back-to-back townhouses, street townhouses, and stacked
townhouses.

Given the emerging trend to define and permit different types of townhouse
dwellings, the City of Vaughn’s first draft zoning bylaw was also reviewed
specifically for townhouses as Vaughn's first draft zoning bylaw is proposing to
permit certain types of townhouses that Guelph’s bylaw currently permits through
specialized zones. Vaughn’s draft zoning bylaw includes stacked back-to-back
townhouses and podium townhouses in addition to townhouse dwellings listed
above.

Most of the zoning bylaws reviewed also permitted accessory apartments and
special needs housing types including senior’s housing, group homes, and
emergency shelters. A review of the zoning trends for special needs housing is
within chapter 3.
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Non-residential permitted uses
Table 10 summarizes Burlington, Milton, St. Catharines, and Kitchener’s permitted
uses within the commercial zones that apply within residential areas.

Table 10: Permitted uses in Burlington, Milton, St. Catharines, and
Kitchener’s convenience commercial zones

Permitted Use Burlington | Milton St. Kitchener
Catharines
Artisan’s establishment | N Y N Y
Animal care N N Y N
establishment
Brew pub N N N Y
Catering service N N N Y
establishment
Computer, electronic, N N N Y
data processing, or
server establishment
Community institution Y N N N
Craftsperson shop N N N Y
Cultural facility N N Y N
Day care N Y Y Y
Drive-through facility N Y N N
Dry cleaning depot N Y N N
Financial establishment |Y Y N Y
Fitness centre N N N Y
Funeral home Y N N N
Gas station Y N Y Y
Health clinic N Y N Y
Office Y Y Y Y
Personal services N Y N Y
Place of worship N N Y N
Propane retail outlet Y N N Y
Recreation facility, N N Y N
indoor
Research and N N N Y
development
establishment
Restaurant N Y Y Y
Restaurant, take out Y Y N N
Retail, convenience Y Y N Y
Retail Y Y Y N
Service commercial Y N Y N
facility
School, adult education | N Y N N
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Permitted Use Burlington | Milton St. Kitchener
Catharines

School, commercial N Y N N

(skill)

Veterinary clinic Y Y N N

The majority of the zoning bylaws reviewed permitted day cares, financial
establishments, otherwise know as banks, gas stations, offices, restaurants,
convenience retail, and retail uses within their convenience commercial zones.

Table 11 summarizes Milton and St. Catharines permitted uses within the
institutional zones that apply within residential areas.

Table 11: Permitted uses in Milton and St. Catharines’ nheighbourhood
institutional zones

Permitted Use Milton St.
Catharines

Cultural facility

Day care

Emergency service facility

Library

Place of assembly

Place of worship
Recreation facility, indoor
School, adult education
School, elementary
School, secondary

Social service facility

zlz|<|<|z|<|z|<|z|<|z
<|<|=<|z|<|<|=<|z|<|<]|=<

Both of the zoning bylaws reviewed permitted day cares, places of worship, and
elementary schools.

Rules for dwellings

All zoning bylaws reviewed have standard rules regarding lot width (frontage),
building setbacks from lot lines, and maximum building heights for most dwelling
types. All zoning bylaws, except for Milton’s, have rules for lot area. Instead of lot
area, Milton uses lot width and lot depth. Most zoning bylaws have rules for the
density of a lot (the amount of building or number of units you can build on a lot)
when townhouse dwellings and apartment dwellings are permitted.

Most of the zoning bylaws reviewed have different rules for different dwelling types.
Burlington has specific rules for different types of townhouse dwellings including on-
street, stacked, and back-to-back townhouses. Milton and Oakville also have rules
for back-to-back townhouses. A comparison of the rules for mid-rise apartments
and townhouses are within tables 12 and 13. These rules are highlighted here as
they are either new or updated rules that are recommended to be included in a new
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zoning bylaw based on the review of other zoning bylaws and/or based on direction

provided in Guelph’s Mid-rise and Townhouse Built Form Standards.

Table 12: Rules for mid-rise apartments from other zoning bylaws
Burlington Milton Oakville St.
Catharines
Maximum 35 to 50 N/A N/A 25 to 99
density units/hectare units/hectare
Maximum N/A 4 storeys and | 12-15 meters | 16 to 20
building height 16.5 meters meters
Angular plane | N/A N/A N/A N/A
Table 13: Rules for townhouses from other zoning bylaws
Burlington Milton Oakville St.
Catharines
Townhouse 25 N/A N/A N/A
Minimum units/hectare
density
Maximum (1) N/A N/A N/A
density
Maximum 2 storeys 12.5m 12m 10-11 meters
building height
Maximum 16 units 8 units N/A 4to 6
number of
units in a row
Maximum 55 meters N/A N/A N/A
building width

(WFor stacked and back-to-back townhouses is 50 units per hectare.

forms of townhouses is 40 units per hectare.

For all other
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Rules for tall buildings

Waterloo’s zoning bylaw and Vaughan’s draft zoning bylaw were reviewed for rules
specific to tall buildings. Guelph’s downtown zones were also considered as they
incorporate recently approved direction for tall buildings within the city. Table 14
provides a summary of rules specific to tall buildings.

Table 14: Rules for tall buildings from other zoning bylaws

height

first storey
10.5 meters for
the podium

Guelph Waterloo Vaughan
Downtown
Zones

Minimum building N/A 4.5 meters for the | N/A

Angular plane

45° measured 10.5
meters above the
average elevation of
the grade at the
property line

N/A

45° from any rear lot
line abutting a
residential zone

length

Maximum floorplate | 1,200 square 1,000 square N/A
size meters for 7" and | meters
8t storeys
1,000 square
metres for storeys
above 8
Minimum tower 12 meters for 12 22 meters for a N/A
separation storeys or less tower on the same
25 meters for lot
above 12 storeys 11 meters setback
from interior lot
line
Minimum stepback | 3 meters for N/A N/A
portions of
buildings above
the 4% storey
Maximum building N/A 40 meters N/A

(WAdditionally a maximum length to width ration of 1.5:1 is required
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Rules for common and private amenity areas

Of the zoning bylaws reviewed, St. Catharines, Milton, and Oakville’s zoning bylaws did not contain rules for
amenity areas. The zoning bylaws of Waterloo, Burlington and Ottawa, the draft zoning bylaws of Cambridge,
Vaughan, and Kingston do contain or are proposed to contain rules for amenity areas. Brampton recently published
a background study on amenity areas. The recommendations from this study along with the zoning rules from the
above-mentioned municipalities are summarized in Table 15.

Table 15: Rules for common amenity areas from other zoning bylaws

Common amenity | Waterloo Burlington | Ottawa Cambridge | Vaughan Kingston Brampton
area rule by (square (square (square (square (square (square (square
dwelling type meters/be | meters/be | meters/un | meters/un | meters/un | meters/un | meters/un
droom) droom) it) it) it) it) it)
Apartment 3 25 6 15 8or5 18.5 6to 10
Townhouse N/A 25 or 15 N/A N/A 10 or 8 18.5 6 to 10
Townhouse, Back- N/A 25 N/A N/A Same as Same as Same as
to-Back townhouse | townhouse |townhouse
Townhouse, Cluster | N/A Same as N/A N/A Same as Same as Same as
townhouse townhouse | townhouse |townhouse
Townhouse, N/A Same as N/A 15 Same as Same as Same as
Stacked townhouse townhouse | townhouse |townhouse

Only Burlington’s zoning bylaw contains rules specifically for private amenity area. Burlington requires 5.5 square
meters/unit for back-to-back townhouses, 10 square meters/unit for above ground level stacked townhouse units,
and 20 square meters/unit for all other townhouse types.
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Rules for non-residential uses in residential areas

All zoning bylaws reviewed had rules about lot area, building setbacks from lot
lines, lot width or frontage, building height, gross floor area, outdoor storage, and
buffer strips. Tables 16 and 17 summarize the rules for the convenience commercial
and neighbourhood institutional zones from other zoning bylaws.

Table 16: Rules for non-residential uses in Burlington, Kitchener, Milton,
and St. Catharines convenience commercial zones

Rule Burlington | Milton St. Kitchener
Catharines
Minimum lot area 0.05 850 square | N/A N/A
hectare meters
Minimum lot frontage 15 meters 40 meters N/A 15 meters
Minimum front/exterior | 6 meters 1 meters 3 meters 3 meters
side yard setback
Minimum interior side N/A 6 meters N/A 1.5
yard setback
Minimum rear yard 3 meters 6 meters N/A 7.5 meters
setback
Maximum building 3 storeys 11 meters 14 meters 11 meters
height and 12
meters
Maximum gross floor 300 square | 930 square | 930 square | 300 square
area meters meters meters meters

Table 17: Rules for non-residential Uses in Milton and St. Catharines
neighbourhood institutional zones

Rule Milton St.
Catharines

Minimum lot area 1 hectare N/A

Minimum lot frontage 50 meters 20 meters

Minimum front/exterior | 3 meters 6 meters

side yard setback

Minimum interior side 6 meters® N/A

yard setback

Minimum rear yard 7.5 N/A

setback meters(?)

Maximum building 12.5 meters | 14 meters

height

(MAn additional 3 meters setback is required where a neighbourhood institutional
zone abuts a residential zone.
(2)An additional 6 meters setback is required where a neighbourhood institutional
zone abuts a residential zone.
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4.4 Phase 1 community engagement - what we heard

As part of phase 1 community engagement we heard the following about residential
zones:

e Only one use being allowed in each residential zone

e A minimum of three units should be permitted on all low density residential lots

e Existing semi-detached dwellings in the older neighbourhoods should be
recognized

e Concerns that the minimum lot size in the R.1B zone is being varied

Townhouses should be permitted in more zones, on smaller lots, and at higher

densities and heights

The minimum distance between townhouses rule should be removed

Setbacks from buildings to streets are too large for low density lots

There should be rules for outdoor storage within residential areas

The common and private amenity space requirements are too high, and

There should be more amenity areas and greenspace provided with

developments.

Appendix A contains a summary of all comments from the phase 1 community
engagement, including staff responses.

4.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for in a new zoning
bylaw about:

e The types of residential zones and uses that should be allowed

e The types of commercial and institutional zones and uses that should be allowed
in residential areas, and

e They types of rules for townhouses, mid-rise and tall apartments.

The Official Plan, Guelph’s Urban Design Manual, comments from the phase 1
community engagement, and zoning trends were considered in the development of
the options and recommendations put forward in this chapter.

4.5.1 Zone structure

Providing a clear connection between the residential zones and the Official Plan
residential land uses is important. It helps users of the zoning bylaw understand
why certain uses are permitted and why the rules about the location of buildings
and the height of buildings are the way they are. It is the Official Plan that broadly
determines what is permitted in residential areas and how big and tall buildings are
allowed to be. The following are options and preliminary recommendations for the
number and types of zones that will help make this connection that will also reduce
the overall number of residential zones making a new zoning bylaw simpler.

Low density residential lands

Option 1 (preliminary recommendation): It is recommended that four low
density residential zones be created as follows:
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e Zone 1 - Allows single detached dwellings and duplex dwellings with a minimum
lot frontage of 15 meters and semi-detached dwellings with a minimum lot
frontage of 7.5 meters. Buildings would be allowed to be up to three storeys tall.
Accessory apartments are proposed to be allowed in the same building as the
single detached and semi-detached dwelling as well as within a separate building
on the same lot.

e Zone 2 - Allows single detached dwellings with a minimum lot frontage of 9
meters and semi-detached dwellings with a minimum lot frontage of 7.5 meters.
Buildings would be allowed to be up to three storeys tall. Accessory apartments
are proposed to be permitted in the same building as the single detached and
semi-detached dwelling as well as within a separate building on the same lot.

e Zone 3 - Allows on-street townhouse dwellings with a minimum lot frontage of 6
meters. On-street townhouses would be allowed to be built to a density between
15 and 35 units per hectare and up to three storeys tall. Accessory apartments
are proposed to be permitted in the same building as the on-street townhouse
dwelling as well as within a separate building on the same lot.

e Zone 4 - Allows small scale apartments and cluster townhouse dwellings to a
density between 15 and 35 units per hectare and up to three storeys tall.

This option reduces the number of residential zones from what is in the existing
zoning bylaw and provides choice in the types of dwellings that are permitted. A
mix of dwelling types within neighbourhoods will be achieved through the
application of each of the four zones.

Option 2: This option would create two low density residential as follows:

e Zone 1 - Allows single detached and duplex dwellings with @ minimum lot
frontage of 15 meters. Buildings would be allowed to be up to three storeys tall.
Accessory apartments are proposed to be permitted in the same building as the
single detached dwelling as well as within a separate building on the same lot.

e Zone 2 - Allows single detached dwellings with a minimum lot frontage of 9
meters and semi-detached dwellings with a minimum lot frontage of 7.5 meters.
Buildings would be allowed to be up to three storeys tall. Accessory apartments
are proposed to be permitted in the same building as the single detached and
semi-detached dwelling as well as within a separate building on the same lot.

Two of the preliminary recommended medium density zones would be used to allow
on-street townhouse dwellings, cluster townhouse dwellings, and small scale
apartments within the low density residential areas. A site specific provision will
apply together with the medium density zone to permit a density between 15 and
25 units per hectare and a maximum building height of 3 storeys. This is necessary
to conform to the density and height policies of the Low Density Residential Official
Plan land use designation.

This option proposes fewer low density zones than option one but does not provide

as clear of a connection between the Official Plan land use and zones as it uses one
zone to apply to both low density and medium density residential lands.
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Option 3: This option is the same as Option 2 but allows on-street townhouse
dwellings as a permitted use in proposed zone two. One of the preliminary
recommended medium density zones would be used to allow cluster townhouse
dwellings and small scale apartments within low density residential areas. A site
specific provision will apply together with the medium density zone to permit a
density between 15 and 25 units per hectare and a maximum building height of 3
storeys. This is necessary to conform to the density and height policies of the Low
Density Residential Official Plan land use designation.

This option proposes the least number of zones for low density residential areas, a
total of three. As with option two, it does not provide as clear of a connection
between the Official Plan land use and zones as only one set of zones is proposed to
allow cluster townhouses and apartments at both a low density and medium
density.

Medium density residential lands

Preliminary recommendation: It is recommended that three medium density
residential zones be created as follows:

e Zone 1 - Allows cluster townhouse dwellings to a maximum building height of
three storeys and apartments to a maximum building height of four storeys

e Zone 2 - Allows on-street townhouse dwellings to a maximum building height of
three storeys.

e Zone 3 - Allows back-to-back townhouse dwellings and stacked townhouse
dwellings to a maximum building height of four storeys, and apartments to a
maximum building height of six storeys.

This option provides choice in the types of dwellings that are allowed by allowing
more than one dwelling type in the zones. At the same time it ensures that there is
a mix of dwelling types within neighbourhoods through the application of the zones.
This recommendation provides for newer types of townhouses, such as back-to-
back and stacked townhouses, to be allowed in one zone removing the need for
zoning bylaw amendments.

High density residential lands

Preliminary recommendation: It is recommended that one zone be created to
allow apartments to a maximum building height of ten storeys. This zone will also
allow convenience commercial uses within a building that has a residential use.
Each property that this zone is applied to will be assessed to determine if there is
adequate servicing capacity to allow for a building of ten storeys. Where there are
servicing constraints, a holding provision will be used to restrict development on
the property until servicing capacity is available. This recommended high density
zone provides a clear connection to the High Density Residential Official Plan land
use designation. Together with the proposed holding provision and recommended
built form rules, such as transition in building height to adjacent lower density
residential areas, this zone will ensure that high density properties are identified in
a zoning bylaw with appropriate rules in place.
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Non-residential uses in residential areas

Option 1 (preliminary recommendation): It is recommended that the existing
convenience commercial (C.1) zone and the existing educational/spiritual/other
services (I.1) zone be retained and continue to apply to existing C.1 and 1.1 zoned
properties that are designated low or medium density residential in the Official Plan.
The recommendation provides a clear connection to the Official Plan policies for
non-residential uses in residential areas. It also ensures that there are commercial
and institutional uses within the city’s residential areas providing opportunities for
walkable neighbourhoods.

Option 2: This option would create one zone that would permit all of the
recommended non-residential uses. This option reduces the number of zones,
provides a clear link to the Official Plan policy, and also achieves flexibility in
permitted uses. Combining all permitted non-residential uses into one zone may not
protect both convenience commercial and neighbourhood institutional sites. There
is a risk that providing flexibility between commercial and institutional uses that
there will be less certainty in both commercial and institutional site being within
residential areas. It is important to have a balance of both to ensure walkability.

Option 3: This option would allow non-residential uses within the residential zones.
This option reduces the number of zones but does not provide as clear a link to the
Official Plan. Additionally, this approach does not ensure that there will continue to
be appropriate land zoned only for convenience commercial and neighbourhood
institutional uses. Neighbourhood commercial and neighbourhood institutional
properties may instead develop for residential uses.

4.5.2 Uses
Residential permitted uses

To ensure conformity with the Official Plan, provide for a streamlined and user-
friendly zoning bylaw, and reflect new trends in zoning it is recommended that a
new zoning bylaw permit the following dwelling types within the zones for each of
the following residential Official Plan land uses. The Official Plan land uses referred
to in the following tables are:

e Low Density Residential (LDR)
e Medium Density Residential (MDR), and
¢ High Density Residential (HDR)

Table 18: Recommended Permitted Residential Uses

Residential permitted uses LDR MDR HDR
Accessory dwelling unit Y Y N
Apartment dwelling Y Y Y
Back-to-back townhouse dwelling(new use) N Y N
Cluster townhouse dwelling Y Y N
Convenience store N N Y
Duplex dwelling Y N N
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Residential permitted uses LDR MDR HDR
Group home Y Y Y
Hospice Y Y Y
Lodging house type 1 Y N N
Long term care facility N Y Y
Podium dwelling (new use) N Y Y
On-street townhouse dwelling Y Y N
Rear access on-street townhouse dwelling (new |Y Y N
use)

Retirement residential facility N Y Y
Single detached dwelling Y N N
Semi-detached dwelling Y N N
Stacked Townhouse dwelling N Y N
Stacked back-to-back townhouse dwelling (new N Y N
use)

Non-residential permitted uses

To ensure conformity with the Official Plan and reflect new trends in zoning it is
recommended that the following uses be permitted in a convenience commercial
(CC) and a neighbourhood institutional (NI) zone.

Table 19: Recommended non-residential uses

Non-residential uses CC NI
Artisan studio Y N
Convenience store Y N
Day care centre Y Y
Food vehicle Y Y
Live/work Y N
Mixed use building Y N
Personal service establishment Y N
Community centre N Y
Place of worship N Y
School N Y
Take-out restaurant Y N

Deleted uses

It is recommended that dwelling unit, multiple attached dwelling, and maisonette
be deleted as permitted uses as they are no longer considered current uses of land
based on a review of other zoning bylaws. A dwelling unit as a use of land, which is
currently defined and permitted within the existing zoning bylaw as a dwelling
within a building containing a commercial use, will be replaced with "mixed use
building” as a use.

4.5.3 Rules

To ensure conformity with the Official Plan, reflect the city’s zoning
recommendations within its Urban Design Manual and built form standards, and
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reflect new trends in zoning it is recommended that a new zoning bylaw include the
following rules for townhouses, mid-rise buildings, and tall buildings. Additional
rules for other dwelling types and for non-residential uses are anticipated and will
be included in the first draft zoning bylaw. It is recommended that the following be
included as rules in a new zoning bylaw:

Preliminary recommendation: That a principal entrance be provided for single,
semi-detached, and on-street dwellings that faces the front or exterior side lot line.
This is recommended to align with direction from the city’s Urban Design Manual. It
will provide for “eyes on the street” and will create a pedestrian friendly
streetscape.

Preliminary recommendation: That the existing older built-up area map in the
existing zoning bylaw be retained and that the separate set of existing rules be
retained. These existing rules consider existing lots sizes and proximity of existing
buildings to the street. These rules also allow for new lots to be similar in size and
new buildings to locate a similar distance from the street as neighbouring buildings.
The retention of these rules will allow the character of Guelph’s older built-up area
to be maintained.

Townhouses

Preliminary recommendation: Table 20 is a summary of the preliminary
recommendations for rules for townhouses. An assessment of existing rules is
provided where each rule is recommended to be retained, modified, or deleted.
New rules are also proposed. New rules or modifications of existing rules are
recommended generally to align with Guelph’s Mid-rise and Townhouse Built Form
Standards or zoning trends. Additional rules for the location and width of driveways
will also be required. The options and recommendations for these rules are
contained within the Guelph Parking Standards Review Discussion Paper prepared
by IBI Consulting Ltd.

Table 20: Summary of preliminary recommended rules for townhouses

Existing or proposed rule Preliminary recommendation

Minimum lot area Delete minimum lot area rule and rely
on the minimum lot area per dwelling
unit.

Minimum lot area per dwelling unit Retain the existing minimum lot areas

per dwelling rule

Maximum number of dwelling units in a | Modify the maximum number of

row dwelling units in a row rule from 12 to
8 units when adjacent to a street
(existing amended).

Maximum Length of townhouse block Add a new rule limiting the length of
stacked and back-to-back townhouse
blocks to 48 meters.

Minimum lot frontage Modify the minimum lot frontage from
18 meters to 30 meters for cluster,
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Existing or proposed rule

Preliminary recommendation

stacked, and back-to-back townhouses.
This will allow for enough lot frontage
to build a private road and provide for a
functional rear yard. Retain the
existing lot frontage of 8 meters for on-
street townhouses.

Minimum front yard setback

Retain the existing front yard
setbacks.

Add a rule that allows for a 5 meter
front yard setback where a rear yard
garage is provided.

Minimum exterior side yard setback

Retain existing exterior side yard
setback.

Minimum interior side yard setback

Retain existing interior side yard
setbacks.

Minimum rear yard setback

Retain existing rear yard setback.

Minimum unit width

Add a rule for minimum unit width as

follows:

e Minimum 6 meters with an
integrated garage

e Minimum 5.5 meters with a detached
garage in the rear yard

e Minimum 7 meters with an
integrated garage for back-to back
townhouses.

Maximum building coverage

Retain existing maximum building
coverage rule.

Maximum building height

Retain existing maximum building
height rule.

Minimum distance between buildings

Add a rule that requires a minimum
distance of 9 meters between buildings
where the rear of one townhouse block
is adjacent to the side yard of another
townhouse block.

Retain the existing rule that requires a
minimum distance of 15 meters where
the rear of one townhouse block is
adjacent to the rear yard of another
townhouse block.

Minimum common amenity area

Retain the existing common amenity

area rules which require a minimum

common amenity area space of:

e 5 square metres per unit for cluster
townhouse developments with 20 or
more units, and
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Existing or proposed rule

Preliminary recommendation

e 10 square meters per unit for
stacked and back-to-back townhouse
developments with 20 or more units.

Retain existing location and size

requirements.

Minimum private amenity area

Retain the existing private amenity
area rules.

Add a rule requiring a minimum depth
of 1.8 meters for private amenity areas
that are provided above grade, such as
balconies. This will allow this space to
be functional amenity space.

Minimum landscaped open space

Retain the existing minimum
landscaped open space rule.

Add a rule that requires that 50 per
cent of the total landscaped area be
covered by soft landscaping.

Add a rule that allows for 30 per cent
of the landscape area to be in the form
of a green roof.

Landscaped buffer strip

Add a rule that requires a minimum 3
meter wide landscaped buffer strip
around surface parking lots.

Maximum density

Modify the existing maximum densities
to align with the Official Plan. See
recommendations in section 4.5.1

Maximum elevation of main door

Add a rule that requires a main door to
be a maximum elevation of 1.2m
measured as the front lot line.

In addition to the above, it is recommended that specific rules be included in a new
zoning bylaw for back-to-back townhouses, stacked back-to-back townhouses, and

rear access on-street townhouses.

Mid-rise buildings

Preliminary recommendation: Table 21 is a summary of the preliminary
recommendations for rules for mid-rise buildings. An assessment of existing rules is
provided where each rule is recommended to be retained, modified, or deleted.
New rules are also proposed. New rules or modifications of existing rules are
recommended generally to align with Guelph’s Mid-rise and Townhouse Built Form

Standards or zoning trends.
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Table 21: Summary of preliminary recommended rules for mid-rise

buildings

Rule

Preliminary recommendation

Minimum lot area

Delete minimum lot area rule.
Minimum lot frontage is sufficient to
regulate the size of a lot.

Minimum lot frontage

Modify the minimum lot frontage from
15 meters to 30 meters. This will allow
for enough lot frontage to build a
private road and provide for a
functional rear yard.

Maximum density

Modify the existing maximum densities
to align with the Official Plan. See
recommendations in section 4.5.1

Minimum Floor Space Index

Delete the minimum floor space index
rule. The maximum densities above are
enough to ensure that an appropriate
amount of building is provided on each
property

Minimum front yard setback

Retain the minimum front yard setback
rule.

Minimum exterior side yard setback

Retain the existing minimum exterior
side yard setback rule.

Minimum interior side yard setback

Retain the existing minimum interior
side yard setback rules.

Minimum rear yard setback

Retain the existing minimum rear yard
setback rule.

Maximum building height

Modify the existing maximum building
height rule to align with the Official
Plan. See recommendations in section
4.5.1.

Maximum building length

Add a new rule limiting the length of
buildings to 75 meters.

Minimum distance between buildings

Retain the existing minimum distance
between buildings rule.

Minimum stepback

Add a minimum stepback rule that
requires a minimum setback of 1.5
meters between the 4™ and 5% storeys
of a building (new)

Angular Plane (the existing zoning
bylaw defines angular plane as an
imaginary inclined plane, rising over
the lot drawn at a specified angle from
the horizontal, which together with
other building regulations and lot size
requirements, delineates the maximum
bulk and building height)

Retain a rule that requires that
building heights not exceed an angular
plane of 45° from the centre line of the
adjacent street.

Add a rule that requires that building
heights not exceed an angular plane of
45° from the interior and rear lot lines

4-64



Rule

Preliminary recommendation

when adjacent to low density
residential areas.

Minimum common amenity area

Retain the existing common amenity
area rules which require a minimum
common amenity area space of:

e 5 square metres per unit for cluster
townhouse developments with 20 or
more units, and

e 10 square meters per unit for
stacked and back-to-back townhouse
developments with 20 or more units.

Retain existing location and size

requirements.

Add a rule that requires any rooftop

common amenity area to be located a

minimum of 2 meters from the roof

edges facing an interior residential lot
line.

Minimum private amenity area

Retain the existing private amenity
area rules.

Add a rule requiring a minimum depth
of 1.8 meters for private amenity areas
that are provided above grade, such as
balconies. This will allow this space to
be functional amenity space.

Minimum landscaped open space

Retain the existing minimum
landscaped open space rule.

Add a rule that requires that 50 per
cent of the total landscaped area be
covered by soft landscaping.

Add a rule that allows for 30 per cent
of the landscape area to be in the form
of a green roof.

Landscaped buffer strip

Add a rule that requires a minimum 3
meter wide landscaped buffer strip
around surface parking lots.

Location of Parking

Add a new rule not permitting parking
in the front or exterior side yard.

Add a new rule not permitting parking
within 3 meters of a street line.

Add a rule requiring unenclosed
parking areas located within 3 meters
of a lot line next to a lot zoned to
permit a single detached, duplex, semi-
detached, or on-street townhouse
dwellings, to be screened along those
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Rule

Preliminary recommendation

lot lines with @ minimum 1.5 meter
high solid fence.

Tall buildings

Preliminary recommendation: Table 22 is a summary of the preliminary
recommendations for rules for tall buildings. An assessment existing rules is
provided where each rule is recommended to be retained, modified, or deleted.
New rules are also proposed to align with the amendment to the zoning bylaw for

Guelph’s downtown or zoning trends.

Table 22: Summary of preliminary recommended rules for tall buildings

Rule

Preliminary recommendation

Minimum lot area

Delete minimum lot area rule.
Minimum lot frontage is sufficient to
regulate the size of a lot.

Minimum lot frontage

Modify the minimum lot frontage from
15 meters to 30 meters. This will allow
for enough lot frontage to build a
private road and provide for a
functional rear yard.

Maximum density

Modify the existing maximum densities
to align with the Official Plan. See
recommendations in section 4.5.1,

Minimum floor space index

Delete the minimum floor space index
rule. The maximum densities above are
enough to ensure that an appropriate
amount of building is provided on each
property

Minimum front yard setback

Retain the minimum front yard setback
rule.

Minimum exterior side yard setback

Retain the existing exterior side yard
rule.

Minimum interior side yard setback

Retain the existing interior side yard
rule.

Minimum rear yard setback

Retain the existing rear yard rule.

Minimum building height

Add a rule to require a minimum 3
storey building height.

Maximum building height

Modify the existing maximum building
height to align with the Official Plan.
See recommendations in section
4.5.1M),

Maximum building length

Add a maximum building length of 60
meters for all sides of the podium
portion of a building.
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Rule

Preliminary recommendation

Maximum floorplate size

Add a maximum floorplate size of
1,200 square meters for the 7t and 8t
storeys of a building.

Add a maximum floorplate size of
1,000 square meters for each storey
above the 9t storey of a building.

Add a maximum building length to
width ratio of 1.5:1

Minimum stepback

Add a minimum stepback of 3 meters
for all portions of the building above the
6t storey.

Angular Plane (the existing zoning
bylaw defines angular plane as an
imaginary inclined plane, rising over
the lot drawn at a specified angle from
the horizontal, which together with
other building regulations and lot size
requirements, delineates the maximum
bulk and building height)

Retain a rule that requires that
building heights not exceed an angular
plane of 45° from the centre line of the
adjacent street.

Add a rule that requires that building
heights not exceed an angular plane of
45° measured 10.5 meters above the
average elevation of the grade at the
property line for front and exterior side
lot lines and interior and rear lot lines
when adjacent to medium density
residential areas.

Add a rule that requires that building
heights not exceed an angular plane of
30° measured from the property line
when adjacent to low density
residential areas.

Tower separation

Add a rule requiring that the tower
portion of the building, which is the
portion of the building six storeys and
above, be 25 meters from any portion
of another tower.

Add a rule that the tower portion of the
building shall also be 12.5 meters from
interior side lot lines.

Minimum common amenity area

Retain the existing common amenity
area rules which require a minimum
common amenity area space of:

e 5 square metres per unit for cluster
townhouse developments with 20 or
more units, and

e 10 square meters per unit for
stacked and back-to-back townhouse
developments with 20 or more units.
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Rule

Preliminary recommendation

Retain existing location and size
requirements.

Add a rule that requires any rooftop
common amenity area to be located a
minimum of 2 meters from the roof
edges facing an interior residential lot
line.

Minimum private amenity area

Retain the existing private amenity
area rules.

Add a rule requiring a minimum depth
of 1.8 meters for private amenity areas
that are provided above grade, such as
balconies. This will allow this space to
be functional amenity space.

Minimum landscaped open space

Retain the existing minimum
landscaped open space rule.

Add a rule that requires that 50 per
cent of the total landscaped area be
covered by soft landscaping.

Add a rule that allows for 30 per cent
of the landscape area to be in the form
of a green roof.

Landscaped buffer strip

Add a rule that requires a minimum 3
meter wide landscaped buffer strip
around surface parking lots.

Location of Parking

Add a new rule not permitting parking
in the front or exterior side yard.

Add a new rule not permitting parking
within 3 meters of a street line.

Add a rule requiring unenclosed
parking areas located within 3 meters
of a lot line next to a lot zoned to
permit a single detached, duplex, semi-
detached, or on-street townhouse
dwellings, to be screened along those
lot lines with @ minimum 1.5 meter
high solid fence.

(UEach high density property will be assessed to determine if there is adequate
existing servicing capacity to accommodate the maximum permitted density and
building height permitted in accordance with the Official Plan. Where there are
servicing constraints, a holding provision will be used to restrict development on
the property until servicing capacity is available.

4.6 Questions for you

1. Staff has proposed options for zoning low, medium, and high density residential
areas and properties that provide flexibility in the allowed uses which also
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reduce the overall number of residential zones creating a clear and concise
zoning bylaw. What are your thoughts on this proposed approach?

2. In consideration of the residential land uses in the Official Plan, certain
residential, commercial, and institutional uses are recommended to be allowed.
Do you agree or disagree with the types of uses proposed to be allowed? Why or
why not? Are there uses that are allowed by the Official Plan that were missed
that should be considered?

3. Do you agree or disagree with the preliminary recommended rules for
townhouses? Why or why not? Are there other rules that should be considered?

4. Do you agree or disagree with the preliminary recommended rules for mid-rise
buildings? Why or why not? Are there other rules that should be considered?

5. Do you agree or disagree with the preliminary recommended rules for tall
buildings? Why or why not? Are there other rules that should be considered?

6. What other comments do you have about residential zones that should be
considered?

You can share your comments with us in person at an upcoming workshop in
November 2019. For a full listing of workshop events and information about how to
register please visit our website. As of November you can also share your
comments online through our online engagement platform or via email.
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5.0 Commercial and mixed use
5.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the City’s commercial and mixed use areas. The existing commercial
zones are compared to the commercial and mixed use land use policies to
understand where changes are required to conform to these policies within a new
zoning bylaw. Zoning Bylaws in other municipalities are reviewed to understand
emerging trends. Options and recommendations for a new zoning bylaw are
explored.

In this chapter we are seeking your thoughts on:

e The number and type of commercial and mixed use zones that should be in a
new zoning bylaw

e In consideration of the commercial and mixed use land uses in the Official Plan,
the types of uses that should be permitted in each zone

e Proposed rules for the size and placement of buildings and their relationship to
the street, known as built form rules, and

e Proposed rules for drive-throughs and gas stations.

Specific questions related to these topics can be found in Section 5.6 as well as
instructions for how to share your comments.

5.2 Current land use planning policies and zoning bylaw rules
5.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) acknowledges that municipalities should be
accommodating an appropriate range and mix of uses throughout the municipality
to meet long-term needs. This includes commercial lands and lands which provide a
mix of uses.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan)
contains guiding principles which support the concept of complete communities.
Complete communities are communities that are designed for active living and
meeting people’s needs for daily living throughout their lifetime by providing
convenient access to a mix of jobs, local services, public service facilities and a full
range of housing.

5.2.2 Guelph Official Plan and commercial policy review

The existing commercial policies contained within the City’s Official Plan are based
on a commercial policy review undertaken in 2006. These commercial policies were
not reviewed or updated as part of the most recent update to the Official Plan. In
2016 Council endorsed terms of reference to review the commercial policies of the
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Official Plan, referred to as the commercial policy review (CPR). Stage 1 of the CPR
included a commercial analysis and background report; stage 2 included a preferred
commercial policy framework, and stage 3, which is currently in progress, includes
options and recommendations for updating the Official Plan and zoning bylaw. The
Commercial Policy Review Preferred Framework Implementation Discussion Paper
was released in April 2019 that outlined specific Official Plan policies to be amended
and specific considerations for a new zoning bylaw. A draft Official Plan amendment
based on the preferred commercial framework, was tabled at a public meeting in
September 2019. It is anticipated that a decision on the draft Official Plan
amendment will be made later in 2019.

The overview of relevant Official Plan policies provided in this Section 5.2.2 is based
on Official Plan policies as they would exist once amended as per the draft Official
Plan amendment referenced above.

There are five commercial and mixed use land use designations within Guelph’s
Official Plan. Approximately 554 properties are designated, either in whole or in
part, in one of these designations. The number of properties designated is within
the list below in brackets.

Commercial Mixed-use Centres (59 properties)
Mixed-use Corridor (161 properties)

Neighbourhood Commercial Centres (68 properties)
Service Commercial (217 properties), and

Mixed Office/Commercial (49 properties).

Commercial Mixed-use Centres land use designation

Commercial mixed-use centres are located at:

Woodlawn/Woolwich
Paisley/Imperial
York/Victoria
York/Watson
Watson/Starwood
Gordon/Clair, and
Silvercreek Junction.

These commercial mixed-use centres are areas that support a mix of uses including
concentrations of commercial, residential and complementary uses that serve the
immediate neighbourhood and the wider community.

Uses that are permitted include:

Commercial, retail and service uses

Small scale professional and medical office
Entertainment and recreation uses
Community services

Cultural, educational and institutional uses
Hotels
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e Multiple unit residential, and
e Open space and urban squares.

Uses are permitted to mix vertically within a building or horizontally within a
property or within individual buildings or multiple tenancy buildings. The maximum
building height for all uses is ten storeys. Residential uses in freestanding buildings
must be at a density between 100 and 150 units per hectare.

To ensure that commercial mixed-use centres maintain a commercial function, a
minimum commercial gross floor area of 6,500 square meters is required for each
centre. To achieve the minimum commercial gross floor area, each property within
the centre will be required to provide a minimum amount of commercial gross floor
area. This will be achieved by ensuring that existing commercial floor area is not
reduced by more than 25 percent of the existing commercial floor area and that a
minimum commercial density of 0.15 times the lot area is provided.

Additionally, to promote a mixture of land uses within each commercial mixed-use
centre, the total amount of commercial area is limited to the maximums contained
within Table 23.

Table 23: Maximum commercial gross floor areas in commercial mixed-use
centres

Commercial mixed-use centre Maximum commercial gross floor

location area

Gordon/Clair 57,900 square meters

Woodlawn/Woolwich 75,600 square meters

Paisley/Imperial 63,500 square meters

York/Victoria 16,300 square meters

York/Watson 11,700 square meters

Watson Parkway/Starwood 28,000 square meters

Silvercreek Junction In accordance with site specific Official
Plan policies

Mixed-use Corridor land use designation

Mixed-use corridors are located along:

Silvercreek Parkway North
Eramosa Road

Woolwich Street, and
Stone Road West.

The intent of the Mixed-use Corridors land use designation are to group
complementary commercial, retail and residential uses in close proximity to one
another to satisfy several shopping and service needs and residential uses at one
location.

Uses that are permitted include:

e Commercial, retail and service uses
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Office

Entertainment and recreation uses

Cultural, educational and institutional uses

Hotels

Live/work

Medium and high density multiple unit residential, including apartments, and
Open space and urban squares.

Uses are permitted to mix vertically within a building or horizontally within a
property or within individual buildings or multiple tenancy buildings. The maximum
building height for all uses is six storeys. Residential uses in freestanding buildings
must be at a density between 100 and 150 units per hectare.

To ensure that commercially zoned properties provide some commercial uses, a
minimum amount of commercial gross floor area is required. The Official Plan
requires that existing commercial floor area is not reduced by more than 25 percent
of the existing commercial floor area and that a minimum commercial density of
0.15 times the lot area is provided.

Neighbourhood Commercial Centre land use designation

Neighbourhood commercial centres are located throughout the city to recognize
existing and establish new local convenience and commercial within a convenient
walking distance of residential areas.

Uses that are permitted include:

Commercial, retail and service uses

Small-scale office

Community services and facilities

Live/work

Multiple unit residential within mixed-use buildings. Residential uses, except for
lobbies, amenity space, or residential components of a live/work unit, are not
permitted on the ground floor, and

e Urban squares.

Vehicle sales and repair uses are not permitted. The maximum building height for
all uses is six storeys. Residential uses are permitted to a maximum density of 100
units per hectare.

Neighbourhood commercial centres are to be smaller than commercial mixed-use
centres. To achieve this, a maximum commercial gross floor area of 6,500 square
meters for each neighbourhood commercial centre is permitted. The following
existing neighbourhood commercial centres are permitted to have a maximum
commercial gross floor area of 10,000 square meters.

e Speedvale Avenue/Stevenson Street
e Victoria Road/Grange Street

e Kortright Road/Edinburgh Road

e Harvard Road/Gordon Street
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e Kortright Road/Gordon Street, and
¢ Wellington Street/Imperial Road

To ensure that commercially zoned properties provide some commercial uses, a
minimum amount of commercial gross floor area is required. The Official Plan
requires that existing commercial floor area is not reduced by more than 25 percent
of the existing commercial floor area and that a minimum commercial density of
0.15 times the lot area is provided.

Service Commercial land use designation

Service commercial lands concentrate highway-oriented and service commercial
uses within designated areas that are generally along arterial roads. The Service
Commercial land use designation provides space for commercial uses to locate that
are not normally appropriate within the downtown or adjacent to residential areas
due to their larger land needs, in some cases outdoor components of the use, or
need to have highway exposure.

Uses that are permitted include a broad range of service commercial uses and
complementary uses, such as small-scale offices, convenience uses, institutional
and commercial recreation uses, or entertainment uses.

Mixed Office/Commercial land use designation

The Mixed Office/Commercial land use designation provides for small-scale
commercial, office, residential and mixed-use buildings within close proximity to
residential areas providing a transition in built form and allowing for a range of
compatible businesses.

Uses that are permitted include:

Convenience commercial

Small-scale retail commercial

Small-scale office

Personal service, and

Detached, semi-detached, townhouse and apartment dwellings.

The maximum building height for all uses is four storeys. Residential uses are
permitted to a maximum density of 100 units per hectare.

Specific commercial use policies
Drive-through facilities

The Official Plan contains several policies related to the location and design of drive-
through facilities. Where the zoning bylaw permits drive-through facilities stacking
and drive-through lanes shall not be located in any yard that is adjacent to a street.
Drive-through lanes shall also be avoided adjacent to uses that would be negatively
affected by noise, light and activity levels associated with the drive-through facility.
Drive-through facilities are subject to the built form policies noted below.
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Vehicle Gas Stations

The Official Plan contains several policies related to the location and design of
vehicle gas stations. Where permitted within commercial areas, there shall not be
more than one vehicle gas station per intersection. Within Commercial Mixed-use
Centres vehicle gas stations are not permitted at intersections. Vehicle Gas Stations
are subject to the built form policies noted below.

Built Form Policies

The Official Plan includes many policies regarding a buildings’ relationship to the
street and surrounding residential areas. Theses are known as built form policies.
Direction is provided to encourage the following:

Buildings located close to the street
Articulated building facades

Taller ground floors, and

Minimum building heights.

A summary of built form policies for mid-rise and tall buildings is provided in
Chapter 4.

5.2.3 Guelph’s draft Commercial Built Form Standards

The City is in the process of developing commercial built form standards, a set of
guidelines and rules to implement the Official Plan built form policies, which will be
incorporated into its Urban Design Manual. In April 2019 preliminary design
directions were presented that included preliminary recommendations to be
considered as part of the comprehensive zoning bylaw review. These preliminary
recommendations are related to:

Green roofs as landscaped area

Location of surface parking

Requirements for landscaped and buffer strips

Transition of building heights

Maximum building lengths

Minimum building heights, including minimum ground floor heights

Active entrances and transparent windows

Building setbacks, and

Rules for the location of drive-through facilities, vehicle gas stations, and vehicle
car washes.

5.2.4 Guelph’s Zoning Bylaw

Outside of the downtown, there are currently eight commercial and mixed use
zones. They are:

e Neighbourhood Shopping Centre - NC
e Community Shopping Centre - CC

e Regional Shopping Centre - RC

e Service Commercial - SC.1
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Highway Service Commercial - SC.2)
Office Residential - OR

Commercial Residential - CR, and
Convenience Commercial - C-1.

The C-1 zone currently applies to commercial lands within residential areas and
permits a limited range of commercial uses. Generally it is used to implement a

specific Official Plan policy to provide for specific commercial uses within residential

areas. An overview and analysis of the C-1 zone is contained within Chapter 4.

Permitted uses

Each zone permits a range of commercial and other non-residential uses that are
suitable for the intent of each zone. Certain residential uses are permitted within
the office residential and commercial residential zones. The following tables
summarize the permitted uses in the existing commercial and mixed use zones. The
commercial and mixed use zones are listed with zoning abbreviations used in the

existing zoning bylaw, for example NC.

Table 24: Residential permitted uses within existing commercial and mixed

use zones

Residential permitted uses NC |[CC|RC [SC.1 |[SC.2 [OR |[CR
Accessory apartment N N N N N Y N
Duplex N N [N N N Y N
Dwelling units with permitted N N [N N N Y Y
commercial uses in the same building

Group home Y Y |Y Y Y Y Y
Home for the aged or rest home N N [N N N Y N
Home occupation N N N N N Y N
Semi-detached dwelling N N [N N N Y N
Single detached dwelling N N [N N N Y N

Table 25: Retail permitted uses within existing commercial and mixed use

zones
Retail permitted uses NC |[CC|RC [SC.1 |[SC.2 IOR [CR
Auction centre N N N N Y N N
Auto-oriented department store N N [N Y Y N N
Bake shop N N |N Y Y N N
Building supply N N [N N Y N N
Catalogue sales outlet N N N Y Y N N
Convenience store N N |N y(®) Y N Y
Florist N N [N Y1) Y N Y
Garden centre N Y |Y N Y N N
Hardware store N N |N Y Y N N
Liquor store N N N Y Y N N
Monument sales N N N N Y N N
Office supply N N [N Y Y N N
Pharmacy N N |N Y Y N N
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Retail permitted uses NC [CC|RC [SC.1 |SC.2 |OR |CR
Photofinishing place N N [N Y Y N N
Postal service N N | N Y(@) Y N N
Print shop N N [N Y Y N N
Rental outlet N Y |Y Y(@) Y N N
Retail establishment Y Y |Y N N N N
Retail sales, service and rental of N N N Y Y N N

electrical/lighting supplies
electronic and audio-visual equipment
furniture and appliances

Retail sales, service and rental of: N N N N Y N N
recreational vehicles
construction and farm equipment
small motor equipment sales

Vehicle sales establishment N N N N Y

22

Video rental outlet N N N Y@ Y

(1) Only within a mall

Table 26: Service permitted uses within existing commercial and mixed use
zones

0
0
0

SC.1

&
N
x
P

Service permitted uses

Amusement arcade N

Amusement park N

Animal care establishment Y

<
~
=
Z

Artisan studio

Carwash, automatic

Carwash, manual

Catering service

Cleaning establishment

<|<|z|<]|=<

Commercial entertainment

Commercial school

Contractor’s yard

Courier service

Day care centre

—~
-
~

Dry cleaning outlet

Financial establishment

Funeral home

Hotel

Kennels

—~
-
—

Laundry

Parking facility

<|=<|=|z|=<|<|<|<|<|z|z|<

Personal service establishment

—~
=
~

Repair service

<

Restaurant

<

Restaurant, take-out

zl<|<|z|<|z|<|z|Zz|Zz|<|<|<|Z2|Z|Z2|Z|Z2|Z|Z|Z2|<|Z2|Z|Z|2
z|<|<|z|<|z|<|z|z|<|<|<|<|z|Z|<|<|zZ|Z|<|<|<|Z|Z|<|0
zl<|<|z|<|z|<|z|z|<|<|<|<|zZz|Zz|<|<|zZ|Z|<|<|<|Z|Z|<|>
<|=<|=<|=<|=<|=<|=<|=<|=<|=<|<|=<[<]|=<|<]|<|<|<|<|<|<|<]|<[<|z|n
zlz|z|z|<|z|z|z|z|z|z|z|<|Z|Z|Z2|Z|Z2|Z|2|Z2|<|Z|Z|Z|0
zl<|z|z|<|z|<|z|z|z|<|<|<|z|Z|Zz|Z|Zz|Z|Z|Z|<|Z|Z|Z|0

=2

Storage facility
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Service permitted uses

(@]
(@]
(@]
n
0
[y
0
N
A
A

Tavern

Taxi establishment

Transportation depot

Trucking operation

Vehicle body shop

Vehicle establishment

Vehicle gas bar

Vehicle parts establishment

—~
-
—

Vehicle specialty repair shop

Vehicle service station

Veterinary service

<|1ZIZZ2|<Z2IZ2|1Z2|12|<|<|0

<|=<|=<|=<|=<|<|=<|=<|<|<|<|n

2122222222220

<|z|lzlzl<|zlZzlZz|ZzlZzZz|2
<zlzlzl<|Zz|IZ|Z|IZ|<|<|m
<zlzlzlzlz|lz|lzlzlz|lz|O

<|<|<|<|<|z|z|z|z

(1) Only within a mall

Table 27: Office permitted uses within
zones

existing commercial and mixed use

Office permitted uses NC [ CC|RC [SC.1 |SC.2 |[OR |CR
Medical clinic Y Y Y Y Y N Y
Medical office Y Y |Y Y1) Y Y Y
Office Y Y |Y Y1) Y Y Y
Research establishment N N N Y Y N N

() Only within a mall

Table 28: Community permitted uses within existing commercial and mixed

use zones

Community permitted uses

(@]
@)

C C.1 C.2

e

R

Art gallery

Club

Library

Public hall

Recreation centre

Religious establishment

School

z|<|z|z|<|<|<]|z
z|<|<|<|=<|<|<|0
Z|<|=<|<|=<|<|<|m
z|<|<|<|z|<|z|n
z|<|<|<|z|<|z|n
<|z|z|z|z|z|z|o
z|<|z|z|<|<|z|o

Table 29: Hospitality permitted uses within existing commercial and mixed

use zones

Hospitality permitted uses

NC |CC|RC |SC.1 |SC.2 |[OR |CR

Bed and breakfast establishment

N N [N N N Y N

Tourist home

N N [N Y Y Y N

Table 30: Other permitted uses within existing commercial and mixed use

zones
Other permitted uses NC |CC|RC |[SC.1 |SC.2 |[OR |CR
Accessory uses Y Y |Y N Y Y Y
Food vehicle Y Y |Y Y Y N Y
Occasional uses Y Y |Y N Y Y Y
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Rules
The commercial and mixed use zones include rules for:

Minimum and maximum lot area

Minimum lot frontage

Setbacks from lot lines

Maximum building height

Minimum and maximum gross floor area

Minimum landscaped open space

Whether or not a use has to be within a building, and
Planting area and buffer strip requirements

Specialized zones

There are 196 specialized zones within the commercial and mixed use zones. Ten
are within the Neighbourhood Shopping Centre Zone (NC), 26 are within the
Community Shopping Centre Zone (CC), one within the Regional Shopping Centre
Zone (RC), 48 within the Service Commercial Zone (SC.1), 17 within the Highway
Service Commercial Zone (SC.2), 56 within the Office Residential Zone (OR) and 14
within the Commercial Residential Zone (CR). As outlined in Chapter 3, each of the
specialized zones will be reviewed to determine whether it should be retained,
amended, or deleted.

5.3 Review of municipal zoning trends
5.3.1 Methodology

When examining zoning trends in this chapter, we were looking to understand how
other municipalities structured their commercial and mixed use zones, what types
of uses they permit in them, and the types of rules that they have for drive-through
facilities and gas stations. To answer these questions, municipalities that met the
following criteria were examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt comprehensively with commercial or mixed use zones
could also be considered

¢ Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The municipality must have a comparable commercial and mixed use land use
framework. A comparable commercial and mixed use land use framework is
based on Official Plan land use categories and range of permitted uses to
determine whether there are similarities.

The zoning bylaws that met this criteria and were reviewed were:

e City of Hamilton
¢ Town of Oakville
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e City of St. Catharines, and
e City of Welland.

Although the City of Kitchener and the City of Waterloo’s Official Plan did not
contain a comparable commercial and mixed use land use framework, both zoning
bylaws met the other criteria. Their zoning bylaws were reviewed specifically for
their rules on drive-through facilities, gas stations, and car washes.

5.3.2 Summary of zoning trends
Zone structure

The City of Hamilton has four commercial zones which they apply to their three
commercial land use designations outside of their downtown. They have one zone
for their District Commercial and Arterial Commercial land use designations and two
zones for their Local Commercial land use designation, a neighbourhood commercial
and community commercial zone. The two zones that apply to their Local
Commercial land use designation differ in the uses that they permit, with one zone
permitting a few more uses than the other.

The Town of Oakville has four commercial zones which they apply to their three
commercial land use designations outside of their downtown. They have one zone
that for each of the Core Commercial, Community Commercial and Neighbourhood
Commercial land use designations. A fourth zone is used to allow vehicle oriented
uses, such as gas stations, car washes and accessory uses, such as restaurant and
retail store. Oakville is the only municipality to have this type of zone.

The City of St. Catharines has three commercial zones which they apply to their
three commercial land use designations. The land use designations and zones are
titled the same, major commercial, arterial commercial, and community commercial
making a very clear correlation between which zones applies to which land use
designation.

The City of Welland has five commercial lands uses, Regional Shopping Centre,
Eastern Approach, Community Commercial Nodes, Community Commercial
Corridors, and Neighbourhood Commercial Nodes, and four zones that have the
same names as each of the land uses with the exception of Easter Approach. There
is a direct correlation between the Commercial land uses and commercial zones.

Permitted uses

Generally all of the zoning bylaws reviewed permit a broad range of commercial and
retail uses across their commercial zones. The permitted uses tend to vary across
the zones based on the intent of the zone, for example less uses within
neighbourhood commercial zones and more in core/regional commercial zones.

All zoning bylaws, with the exception of Welland’s, allow broad retail uses, such as
“retail establishment” rather than permitting specific retail uses such as “bake
shop”. Additionally, with the exception of Hamilton, all zoning bylaws have reduced
the number of vehicle type uses allowed. Generally this is done by creating four
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broad vehicle use categories, one for service, one for repair, one for sales, and one
for washing. Hamilton includes these four uses and also includes a gas bar, which
the other municipalities have incorporated into a service station use, rental of
vehicles, and sale of vehicle parts and accessories.

New uses that included in the zoning bylaws of comparison municipalities that are
not currently allowed as separate uses within Guelph’s existing zoning bylaw are:

Drive-through facility

Propane retail facility
Micro-brewery, and

Home improvement establishment.

Many of the zoning bylaws reviewed include residential uses. Hamilton and St.
Catharine’s zoning bylaws limit residential uses to apartment buildings and dwelling
units within mixed-use buildings. In addition to apartments and mixed-use
buildings, Welland also permits townhouse dwellings. Oakville does not permit
residential uses within their commercial zones.

Rules

All zoning bylaws reviewed have standard rules regarding lot area, lot width
(frontage), building setbacks from lot lines, and maximum building heights. St.
Catharines’ zoning bylaw also includes minimum building heights within some
commercial zones. Rules for larger setbacks when adjacent to residentially zoned
properties were also included. Most of the commercial zones reviewed also
incorporated a maximum commercial gross floor area.

Drive-through facility rules

Oakville, Hamilton, St. Catharines, Welland, Kitchener, and Waterloo include
specific rules for drive-through facilities, stacking lanes, which is the line up of cars
waiting to order and receive goods, and stacking spaces, which is the number of
spaces that are required within stacking lanes. Tables 31, 32, and 33 provide a
summary of these rules.
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Table 31: Summary of comparison zoning bylaw’s drive-through facility rules

required

Rule Hamilton Oakville St. Welland Kitchener Waterloo
Catharines

Location of drive- 1) N/A N/A N/A N/A N/A

through facility

Minimum setback 12 meters 15 meters 7.5 meters®® | N/A 15 meters® | ®

from adjacent

residential lot lines

Landscape buffer 3 meters®) Subject to 3 meters® N/A N/A Subject to
general general
landscape landscape
requirements requirements

Visual Barrier Yes(®) N/A N/A N/A Yes N/A

(1) A drive-through facility is not permitted to locate between any parking area and the main entrance for the

building.

) The minimum setback also applies to institutional zones and parks zones.

(3) Where a visual barrier is provided along the adjacent lot line. A minimum setback of 7.5 meters is required where
an acoustic barrier certified by a professional engineer is installed along the adjacent lot line. These rules only apply
to new drive-through facilities.

(4 A drive-through facility with an intercom order station that exceeds the maximum noise level specified by
Provincial rules is not permitted within 100 meters of a residential zone, sensitive use, or dwelling unit.

) The landscape buffer and visual barrier is required when the drive-through facility is adjacent to a residential
zone, institutional zone, and lots containing a residential use.

(®) The landscape buffer is required between a drive-through facility and a street.
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Table 32: Summary of comparison zoning bylaw’s stacking lane rules

Municipality Stacking lane rules

Hamilton Not permitted between the street and the building and not permitted in any drive aisle.

Oakville Included as part of a drive-through facility and subject to rules noted in Table 31.

St. Catharines N/A

Welland Not permitted within 10 meters of any residential zone. This may be reduced to 3 meters
provided that a noise wall, certified by a professional engineering, is installed. Not permitted
within any parking aisle or driveway

Kitchener Not permitted within 3 meters of a street. Not permitted within a front yard or exterior side
yard except on a corner lot where stacking lanes may locate within either a front yard or
exterior side yard but not both. Shall be separated a minimum distance of 16.5 meters from
the closest driveway. Stacking lanes are included as part of a drive-through facility and
subject to rules noted in Table 31.

Waterloo N/A

Table 33: Summary of comparison zoning bylaw’s minimum stacking space rules

Minimum number Hamilton Oakville St. Welland Kitchener Waterloo
of stacking spaces Catharines

required

Restaurants 12 10 10 8 13 N/A
Financial institutions | N/A 4 N/A N/A 3 N/A
Automatic car wash N/A 8 10 10 N/A
Manual car wash N/A 8 N/A 3 2 per bay N/A
Retail N/A 4 N/A N/A 3 N/A
Private school N/A 10 N/A N/A N/A N/A
Public school N/A 10 N/A N/A N/A N/A
Service commercial N/A 4 N/A N/A N/A N/A
All other uses 3 N/A 3 2 N/A N/A
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Gas station and car wash rules

Hamilton, Welland, Kitchener, and Waterloo’s zoning bylaws include separate rules
for gas stations. All include setbacks for gas station fuel pump islands, fuel pumps
and canopies from any lot line. Welland’s zoning bylaw also includes a minimum lot
width, minimum setbacks from residential uses, and maximum building heights. St.
Catharines’ and Oakville’s zoning bylaws do not contain specific rules for gas
stations.

Of the zoning bylaws reviewed, only Welland includes specific rules for car washes.
These include setbacks from streets and setbacks when adjacent to a residential
zone. Oakville and Kitchener’s zoning bylaws consider a car wash a drive-through
facility and therefore a car wash is subject to the drive-through facility rules noted
above.

5.4 Phase 1 community engagement - what we heard

As part of phase 1 community engagement we heard the following about
commercial and mixed use zones:

e What will the future zoning of the Gordon Street Mixed-use Corridor be

e Commercial zones should be more permissive and provide flexibility for adaptive
reuse

e What is the community benefit of drive-throughs, and

¢ Comments and questions about several specific properties.

Appendix A contains a summary of all comments from the phase 1 community
engagement, including staff responses.

5.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for a new zoning
bylaw about:

e The types of commercial and mixed use zones that should be in a new zoning
bylaw

e The types of uses that should be allowed in these zones

e The types of rules for the size and placement of buildings and their relationship
to the street

e The types of rules for drive-through facilities, and;

e The types of rules for gas stations.

The Official Plan, as proposed to be amended by the commercial policy review, draft
Commercial Built Form Standards, comments from phase 1 community
engagement, and zoning trends were considered in the development of the options
and preliminary recommendations put forward in this chapter.

5.5.1 Zone Structure

Providing a clear connection between the commercial and mixed-use zones and the
Official Plan is important. It helps users of the zoning bylaw understand why certain
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uses are permitted and why the rules about buildings, drive-throughs and gas
stations are the way they are. It is the Official Plan that broadly determines what is
permitted in commercial and mixed use areas and the location and size of
buildings. The Official Plan broadly sets out rules for drive-through facilities and gas
stations too. The following are options and preliminary recommendations for the
number and types of zones that will help make this connection and that will also
reduce the overall number of commercial and mixed use zones making a new
zoning bylaw simpler.

Commercial mixed-use centre lands

Preliminary recommendation: It is recommended that one new zone be created
that allows a broad range of commercial and service commercial uses. Vehicle type
uses, including gas stations, car washes, and drive-through facilities are
recommended to be allowed. Minimum and maximum commercial floor area rules
are also recommended to align with a proposed amendment to the Official plan, as
a result of the recommendations from the commercial policy review. This option
reduces the number of zones and creates consistency within the city’s commercial
mixed-use centers.

Mixed-use corridor lands

Option 1 (preliminary recommendation): It is recommended that one
residential zone, one institutional zone, and one commercial zone be created for the
city’s mixed-use corridors. These zones would apply to lands that are currently
zoned residential, institutional, and commercial respectively. The uses allowed in
these zones would be similar to the uses permitted in the residential, institutional,
and commercial zones in other areas of the city but would provide for the ability to
have residential uses on properties zoned commercial provide that commercial uses
are also there. Vehicle type uses, including gas stations, car washes, and drive-
through facilities are recommended to be allowed on commercially zoned
properties. Minimum commercial floor area rules are also recommended for
commercially zoned properties to align with the proposed amendment to the Official
Plan as a result of the recommendations from the city’s commercial policy review.
Although this option results in the creation of three zones for the city’s mixed-use
corridors, it provides a clear connection to the Official Plan and a clear indication of
the primarily intent of the properties, that is whether it is primarily for residential,
institutional, or commercial purposes.

Option 2: This option would use residential, institutional and commercial zones
that apply elsewhere throughout the city within Mixed-use Corridors. This option
would reduce the overall number of zones within the new zoning bylaw. However,
depending on how these zones are written, site specific rules may be required to
fully implement the Official Plan, for example to allow for more or less uses and
apply a maximum commercial gross floor area rule.

Neighbourhood commercial centre lands

Option 1 (preliminary recommendation): It is recommended that two zones be
created that apply to neighbourhood commercial lands. These two zones would
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differ in the minimum and maximum commercial floor area that is allowed to align
with recommendations from the proposed Official Plan amendment as a result of
the recommendations from the city’s commercial policy review. A range of
commercial and service commercial uses are recommended to be allowed.
Residential uses within a mixed-use building are also recommended to be allowed.
Drive-throughs are recommended to be permitted only in larger neighbourhood
commercial centres, which are those with a maximum allowable commercial floor
area of 10,000 square meters. This option ensures that the two different sizes of
neighbourhood commercial centres are recognized in zoning and aligns with the
different sizes contemplated in the Official Plan. Create two new zones to
implement the Neighbourhood Commercial Centre.

Option 2: This option would create one new zone with site specific rules for the
different minimum and maximum commercial gross floor area to conform to the
Official Plan policies and site specific rules to allow drive-through facilities in larger
neighbourhood commercial centres. This option reduces the number of zones but
isn’t as clear about the different maximum commercial gross floor area and
permitted uses in the neighbourhood commercial centres. Readers of the zoning
bylaw would need to first read the neighbourhood commercial zone and then look
at each site specific provision to understand the additional rules and uses that are
allowed.

Service commercial lands

Option 1 (preliminary recommendation): It is recommended that the two
existing service commercial zones be collapsed into one new service commercial
zone with rules requiring uses to be located within buildings when adjacent to
residential areas. Generally, the service commercial zone will continue to allow a
similar range of uses to the existing service commercial zones. Some uses are
proposed to be collapsed into broader categories of uses, such as the vehicle type
uses. This option reduces the number of zones and provides flexibility in the service
commercial uses allowed and provides a way to ensure that there is compatibility
between service commercial areas and adjacent residential areas.

Option 2: This option retains the two existing service commercial zones. One zone
would permit outdoor type service commercial uses and one zone would only allow
uses within buildings. This option is similar to option 1 but defines uses specifically
as “indoor” or “outdoor” to ensure that there is compatibility between service
commercial areas and adjacent residential areas. This option doesn’t provide the
flexibility in uses provided through option 1 as uses would be specifically defined as
outdoor or indoor requiring a process to change the zoning to permit a use from the
other service commercial zone. While this isnt currently a concern with the existing
zoning bylaw, it may cause unnecessary process.

Mixed office/commercial lands

Preliminary recommendation: It is recommended that the existing office
residential zone and the existing commercial residential zone be collapsed into one
new zone. The range of uses allowed within the Mixed Office/Commercial Official
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Plan land use designation allows for small scale office and commercial uses in these
areas. Because these uses are allowed in all mixed office/commercial designated
areas it is no longer necessary to have one zone that allows only office uses and
one zone that allows only commercial uses. In addition to office and commercial
uses, the recommended zone would allow a full range of residential uses. This type
of zone reduces the number of zones in a new zoning bylaw and provides a clear

connection to the Official Plan land use.

5.5.2 Uses
Permitted uses

To ensure conformity with the Official Plan, provide for a streamlined and user-
friendly zoning bylaw, and reflect new trends in zoning it is recommended that a

new zoning bylaw permit the following uses within the zones for each of the

following commercial/mixed use Official Plan land uses. The Official Plan land uses

referred to in the following tables are:

Commercial Mixed-use Centre (CMUC)
Mixed-use Corridor — residential (MCR)
Mixed-use Corridor — commercial (MCC)
Mixed-use Corridor - institutional (MCI)
Neighbourhood Commercial Centre (NCC)
Service Commercial (SC)

Mixed Office/Commercial (MOC)

Table 34: Recommended permitted residential uses

Residential permitted uses

CMUC

0
A

0
0

0

o
(@]

Accessory dwelling unit

Building, mixed-use

Dwelling, apartment

Dwelling, back to back townhouse (new use)

Dwelling, cluster townhouse

Dwelling, on-street townhouse

Dwelling, rear access on-street townhouse
(new use)

<|=<|=<|<|=<|<|z

<|<|<|<|<|<|z|=

2z2z2z2z2<22

2122221220

<|<|=<<[<|<|<|=z

Dwelling, semi-detached

Dwelling, single detached

Dwelling, stacked townhouse

Dwelling, stacked back-to-back townhouse
(new use

<|<|Z|2

<|<|1Z2|2

2222

2222

<|=<|=<[=<

Group home

Home occupation

Live/work

Long term care facility (new use)

Retirement residential facility

<|=<|=<|=<|=<

<< <K<

<< <K<

212222

<|=<|z|<|=<
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Table 35: Recommended retail permitted uses

Retail permitted uses CMUC | MCC | NCC |SC | MOC
Auction centre N N N Y N
Building supply N N N Y N
Convenience store Y Y Y Y Y
Garden centre Y N N Y N
Home improvement warehouse (new use) Y N N Y N
Major equipment supply and service (new N N N Y N
use)

Propane retail outlet (new use) Y(2) Y@ Y@ Y2 | N
Retail establishment Y Y Y N Y
Vehicle sales establishment N N N Y N

(1) Small scale only.

) Only permitted as an accessory use.

Table 36: Recommended permitted office uses

Office permitted uses CMUC | MCC | NCC |SC | MOC
Medical clinic Y Y Y Y Y
Medical office Y Y Y Y Y
Office Y(2) Y(2) Y1) YG) |y

(1) Small scale only.

) To a maximum gross floor area of 4,000 square metres.

() Only permitted as a complementary use.

Table 37: Recommended permitted hospitality uses

Hospitality permitted uses CMUC | MCC | NCC | SC | MOC
Bed and breakfast N N N N Y
Hotel Y Y N Y N
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Table 38: Recommended service permitted residential uses
Service permitted uses CMUC | MCC
Animal care establishment
Animal boarding establishment
Artisan studio
Bar
Brew pub (new use)

Catering service

Carwash

Commercial entertainment

Commercial school

Conference and convention facility (new use)
Contractor’s yard

Day care centre

Drive-through facility (new use)

Financial establishment

Fitness centre (new use)

Funeral home

Micro brewery (new use)

Nightclub (new use)

Restaurant

Restaurant, take-out

Service establishment

Storage facility

Taxi establishment

Tradesperson’s shop

Transportation depot

Vehicle body shop

Vehicle gas station

Vehicle rental establishment (new use)
Vehicle repair establishment

Vehicle service station Y(®)
Veterinary service Y

(1) Small scale only.

() Only within neighbourhood commercial centers with a maximum permitted

commercial gross floor area of 10,000 square meters.

() Only permitted as a complementary use.

() Not permitted at the intersection of an arterial and a collector road or at the

intersection of two arterial roads or at the intersection of 2 collector roads.

) Only one vehicle gas station is permitted at each intersection of streets.

(6) Only permitted as an accessory use.
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Table 39: Recommended permitted community uses

Community permitted uses CMUC | MCI | NCC | SC | MOC
Art gallery Y Y N Y Y
Community centre (new use) Y Y Y Y@ |'N
Places of worship (new use) Y Y Y Y N
Recreation facility (new use) Y Y Y Y@ | N

(1) Small scale use only
(2) Permitted as a complementary use only

Deleted uses

Preliminary recommendation: It is recommended that the following uses be
deleted as permitted uses as they are either no longer permitted in the
commercial/mixed-use areas according to the Official Plan, they are no longer
considered a use of land, or they are recommended to be consolidated into a
broader use category.

Uses that are recommended to be deleted from the commercial and mixed use
zones because they do not conform to the Official Plan are:

Duplex

Kennel

Parking facility

Repair service

Research establishment
School, and

Trucking operation

Uses that are recommended to be deleted as they are no longer proposed to be a
use in the new zoning bylaw are:

Dwelling unit
Public hall

Rental outlet
Tourist home, and
Video rental outlet

Uses that are recommended to be consolidated with other uses that are
recommended to be permitted are:

Amusement arcade which is proposed to be permitted as commercial
entertainment

Amusement park which is proposed to be permitted as commercial entertainment
Auto-oriented department store which is proposed to be permitted as vehicle
repair establishment or vehicle service establishment

Bakery which is proposed to be permitted as retail establishment or restaurant
Bake shop which is proposed to be permitted as retail establishment

Catalogue sales outlet which is proposed to be permitted as retail establishment
Cleaning establishment which is proposed to be permitted as service
establishment
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Club which is proposed to be permitted as conference and convention facility

Courier service which is proposed to be permitted as service establishment

Dry cleaning outlet which is proposed to be permitted as service establishment

Florist which is proposed to be permitted as retail establishment

Hardware store which is proposed to be permitted as retail establishment

Laundry which is proposed to be permitted as service establishment

Library which is proposed to be permitted as community centre

Liquor store which is proposed to be permitted as retail establishment

Monument sales which is proposed to be permitted as retail establishment

Office supply which is proposed to be permitted as retail establishment

Personal service establishment which is proposed to be permitted as service

establishment

Pharmacy which is proposed to be permitted as retail establishment

Photofinishing place which is proposed to be permitted as retail establishment

Postal service which is proposed to be permitted as service establishment

Print shop which is proposed to be permitted as service establishment or retail

establishment

e Recreation centre which is proposed to be permitted as community centre or
recreation facility

e Retail sales, service and rental of, electrical/lighting supplies, electronic and
audio-visual equipment, furniture and appliances is proposed to be permitted as
retail establishment

e Tavern is proposed to be permitted as nightclub

e Vehicle parts establishment is proposed to be permitted as vehicle repair
establishment, and

e Vehicle specialty repair shop is proposed to be permitted as vehicle repair

establishment.

5.5.3 Rules

To ensure conformity with the Official Plan and reflect new trends in zoning it is
recommended that a new zoning bylaw include the following rules for maximum
and minimum commercial gross floor area, maximum building heights, location of
residential uses, built form, drive through facilities, and gas stations.

Maximum commercial gross floor area

As per the draft Official Plan amendment tabled in September 2019 that reflects the
recommendations in the Commercial Policy Review Preferred Framework
Implementation Discussion Paper (April 2019), to implement the maximum
commercial gross floor area recommended policies of the Official Plan, the following
is recommended:

Preliminary recommendation: To implement the maximum commercial gross
floor area Official Plan policies for the commercial mixed use centres, it is
recommended that a site specific zoning rule be included for these properties
establishing a maximum commercial gross floor area for larger lots and a maximum
floor space index of 0.33 for smaller lots. The Commercial Policy Review Preferred
Framework Implementation Discussion Paper (April 2019) outlines the specific
maximums per lot.
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For neighbourhood commercial centres, it is recommended that a rule be included
in @ new zoning bylaw that establishes a maximum commercial gross floor area of
6,500 square meters for neighbourhood commercial centres. For neighbourhood
commercial centres that have a higher commercial gross floor area maximum as
per the Official Plan, a rule is recommended to be included in a new zoning bylaw
that establishes a maximum commercial gross floor area of 10,000 square meters.

Additionally, within the mixed commercial/office lands, the Official Plan permits
small scale convenience commercial, retail commercial and office uses. To ensure
that these uses remain small scale, it is recommended that the new zoning bylaw
incorporate a rule establishing a maximum gross floor area on these uses. All of the
above preliminary recommendations are consistent with the Official Plan and are
necessary to establish the maximum commercial gross floor areas set out within
the Official Plan.

Minimum commercial gross floor area

As per the draft Official Plan amendment tabled in September 2019 that reflects the
recommendations in the Commercial Policy Review Preferred Framework
Implementation Discussion Paper (April 2019), to implement the minimum
commercial gross floor area recommended policies of the Official Plan, the following
is recommended:

Preliminary recommendation: For commercial mixed-use centres,
neighbourhood commercial centres, and commercially zoned properties within
mixed-use corridors a minimum of not less than 25% of the existing commercial
gross floor area will be required to be maintained and a minimum floor space index
of 0.15 times the lot area will also be required. This preliminary recommendation is
consistent with the Official Plan and are necessary to establish minimum
commercial gross floor areas set out within the Official Plan.

Maximum building height

Preliminary recommendation: Within each of the commercial/mixed-use areas,
the Official Plan sets out maximum building heights. It is recommended that the
new commercial zones include a rule establishing a maximum building height that
equals the maximum provided for in the Official Plan. This approach provides
certainty to property owners and surrounding neighbourhoods on what to expect
when a commercial site is re-developed. Additionally, it is recommended that a rule
be incorporated into the zoning bylaw ensuring appropriate transitions to adjacent
residential areas and appropriate built form. On certain sites there may be the need
to include a holding provision that requires a servicing capacity analysis to ensure
that prior to any development there is capacity for the amount of commercial or
residential use proposed. This preliminary recommendation is consistent with the
Official Plan and the draft commercial built form standards.
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Location and density of residential uses within neighbourhood commercial
centres

Preliminary recommendation: Residential uses are only permitted within mixed-
use buildings within neighbourhood commercial centres and only to a maximum
density of 100 units per hectare. In accordance with the draft Official Plan
amendment tabled in September 2019 that reflects the recommendations in the
Commercial Policy Review Preferred Framework Implementation Discussion Paper
(April 2019), it is recommended that a rule be incorporated into a new zoning bylaw
that does not permit residential uses on the ground floor other than a lobby,
amenity space, or residential components of a live-work unit. An additional rule is
recommended to be incorporated into a new zoning bylaw that establishes a
maximum density of 100 residential units per hectare. This preliminary
recommendation is consistent with the Official Plan.

Built form rules

To implement the preliminary design directions from the draft commercial built
form standards the following is recommended to be included in a new zoning bylaw:

Preliminary recommendation for transitions to residential, institutional,
and park uses: It is recommended that a rule be included that requires a 45
degree angular plane, which is a building setback from property lines or the edge of
the storey below, for properties adjacent to low density and medium density
residential areas. It is recommended that the angular plane rule be measured from
the property line when development is adjacent to low density residential areas and
that the angular plane be measured from 10.5 meters above the average elevation
of the lot when adjacent to medium density residential areas. These rules will
ensure that new development is integrated within neighbourhoods and is
compatible to its surroundings.

Preliminary recommendation for green roofs: It is recommended that a rule
be incorporated into a new zoning bylaw to allow green roofs to contribute to the
landscaped area of a lot, up to a maximum of 30 per cent. Green roofs help to
reduce energy consumption and urban “heat island” effects as well as enhance
stormwater management. Allowing a portion of green roofs to be counted towards
the landscape requirements may encourage development of green roofs as it
provides flexibility on the location of landscaped areas. The intent of requiring a
minimum amount of landscaped area is still achieved as a portion of the surface of
a lot remains covered with vegetation.

Preliminary recommendation for the location of surface parking: It is
recommended that a rule be included in a new zoning bylaw to not permit surface
parking between a building and a street. Additionally surface parking areas should
be a minimum of three meters from any lot line to allow for a landscaped area.
Existing rules regarding a buffer between surface parking areas and adjacent lands
zoned for residential, institutional, and park uses are recommended to be retained.
It is also recommended that in the commercial zones, the zoning bylaw limit
surface parking to the side and rear yards and limit surface parking to a maximum
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of twenty-five percent of the length of the exterior lot lines adjacent to arterial
road. Rules regarding the location of surface parking are common in new zoning
bylaws. Surface parking adjacent to streets can detract from the creation of an
attractive public realm that is pedestrian friendly and supports active
transportation. Surface parking directly adjacent to residential, institutional and
park uses is not compatible. Incorporating surface parking rules will help to support
a pedestrian friendly streetscape and provide for a necessary buffer to certain
adjacent uses.

Preliminary recommendation for minimum building heights: It is
recommended that a rule be included in a new zoning bylaw that requires a
minimum building height of 7.5 meters for buildings that are located within 15
meters of an arterial or collector road and main streets.

Preliminary recommendation for minimum first storey building height: It is
recommended that a rule be included in a new zoning bylaw that requires the first
storey of buildings be a minimum of 4.5 meters. This rule will ensure that any
building on a lot within a commercial zone can accommodate retail and commercial
uses on the first storey even if the building is purpose built as a residential building.
Constructing a building with a first storey height that can accommodate retail and
commercial uses will make it easier for adaptive reuse of buildings into the future.

Preliminary recommendation for first storey transparency: It is
recommended that a rule be included that requires 40 per cent of the surface area
of the first storey of a building, up to 4.5 meters from the ground, be comprised of
transparent windows and/or active entrances This rule would apply to buildings
along arterial or collector streets where the first storey contains retail or
commercial uses.

Preliminary recommendation for building setbacks: It is recommended that a
rule be included in a new zoning bylaw that establishes a minimum setback of three
meters. A minimum setback will help to ensure that buildings are closer to the
street to appropriately frame the street edge while at the same time providing for
landscaping adjacent to the streets. Along certain streets, such as Gordon Street, a
larger minimum setback of six meters is recommended to accommodate future road
widenings.

Preliminary recommendation for building lengths: It is recommended that a
rule be included in a new zoning bylaw that establishes a maximum building length
of 75 meters for buildings that are located within 15 meters of a street. Providing a
break in-between buildings allows views into the site that can improve safety and
provide visual interest thereby helping to achieve a pedestrian friendly scale along
streets.

Drive-through facilities

Preliminary recommendation: To comply with Official Plan policies, align with
zoning trends, and ensure that drive-through facilities are designed in a way that is
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mindful of pedestrians and adjacent residential, institutional and parks uses, the
following rules are recommended:

e A drive-through facility should be defined to include required stacking lanes and
spaces, an intercom order station, and any associated buildings. Additionally it is
recommended that an automatic car wash be considered a drive-through facility

e A minimum setback of 15 meters to adjacent residential, institutional, and park
uses be required. A visual barrier will also be required along the adjacent lot line

¢ No stacking lanes be permitted to locate within the front yard or exterior side
yard, and

e A minimum number of stacking spaces will be required.

Service stations

Preliminary recommendation: Similarly to the recommended rules for drive-
through facilities, to comply with Official Plan policies, align with zoning trends, and
ensure that there is an adequate separation between service stations and adjacent
residential, institutional, and parks uses the following rules are recommended:

e A minimum setback of 15 meters from the fuel pump island will be required
when adjacent to residential, institutional and park, and
e A minimum number of stacking spaces will be required.

5.6 Questions for you

1. Staff has proposed options for zoning the city’s commercial and mixed use areas
that provide broader categories of uses, such as retail establishment and service
establishment, which also reduce the overall number of commercial and mixed
use zones creating a clear and concise zoning bylaw. What are your thoughts on
this approach?

2. In consideration of the commercial and mixed use land uses in the Official Plan,
certain uses are recommended to be allowed. Do you agree or disagree with the
types of uses proposed to be allowed? Why or why not? Are there uses that are
allowed by the Official Plan that were missed that should be considered?

3. Do you agree or disagree with the preliminary recommended rules for
implementing minimum and maximum commercial floor areas in zoning? Why or
why not?

4. Staff has proposed rules for the built form of buildings within the commercial
and mixed use zones? These rules include transitions to residential, institutional,
and parks uses; green roofs; location of surface parking; minimum building
heights and minimum first storey heights; minimum building locations from
streets; minimum building lengths; and rules for the look of the first storey of
buildings. Do you agree or disagree with these rules? Why or why not?

5. Rules are proposed for drive-throughs and gas stations. Do you agree or
disagree with these rules? Why or why not?

6. What other comments do you have about the commercial and mixed use zones
that should be considered?
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You can share your comments with us in person at an upcoming workshop in
November 2019. For a full listing of workshop events and information about how to
register please visit our website. As of November you can also share your
comments online through our online engagement platform or via email.

5-96


http://www.guelph.ca/zoningreview
http://www.haveyoursay.guelph.ca/
mailto:zoningreview@guelph.ca

Chapter 6

Employment

e il Wy - - Y \

Py (]

SN

Comprehensive | Discussion Paper Gu"“élph
Zoning Bylaw Review | October 2019 —~E

Making a Difference



6.0 Employment
6.1 Introduction

This chapter provides an overview of the policy framework (provincial and local) for
the City’s industrial areas, business parks, institutional and research park lands,
and mixed business area. The existing industrial and business park zones are
compared to the employment Official Plan land use policies to understand where
changes are required to conform to these policies within a new zoning bylaw.
Zoning bylaws in other municipalities are reviewed to understand emerging trends.
Options and recommendations for a new zoning bylaw are explored.

In this chapter we are seeking your thoughts on:

e The number and type of employment zones that should be in a new zoning
bylaw,

e In consideration of the employment land use in the Official Plan, the types of
employment uses that should be permitted in each zone, and

e Proposed rules for employment zones.

Specific questions related to these topics can be found in section 6.6 as well as
instructions for how to share your comments.

6.2 Current land use planning policies, other Guelph standards and
studies, and zoning bylaw rules

6.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement encourages economic development and
competitiveness by requiring an appropriate mix and range of employment and
institutional uses to meet long term needs. It also requires that a supply of lands be
maintained for employment uses taking into account the needs of existing and
future businesses. Employment areas that are identified in an Official Plan are to be
protected and preserved.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan)
contains similar policies as the PPS regarding encouraging economic development
and competitiveness. The Growth Plan requires the efficient use of existing
employment areas and ensures the availability of sufficient land in appropriate
locations for a variety of employment to accommodate the forecast employment
growth to 2041. The Growth Plan requires that sufficient lands be identified as
employment areas in Official Plans to protect them for appropriate employment
uses. The Growth Plan directs major office and major institutional uses to
intensification areas, including the city’s intensification corridors, mixed-use nodes,
and urban growth centre, which is downtown Guelph.
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6.2.2 Guelph Official Plan

There are four employment land uses within the Official Plan that apply city-wide.
There are additional employment land uses that are specific to the Guelph
Innovation District area. These land uses are summarized in Chapter 10.
Approximately 619 properties are designated, either in whole or in part, one of
these designations. The approximate number of properties designated in each of
the employment land uses is listed below in brackets.

Industrial (549 properties)

Corporate Business Park (51 properties)
Institutional/Research Park (4 properties), and
Mixed Business (15 properties).

In all of the city’s employment areas the zoning bylaw may restrict industries which
require high volumes of water use to protect service capacity needs of future
growth.

Industrial land use designation

The industrial land use designation applies to the city’s existing industrial areas and
new industrial lands for future industrial employment growth. The permitted uses
within industrial areas includes:

¢ Industrial uses including manufacturing, fabricating, processing, assembly and
packaging of goods, foods and raw materials

Warehousing and bulk storage of goods

Laboratories

Computer and data processing

Research and development facilities

Printing, publishing and broadcasting facilities

Repair and servicing operations

Transportation terminals

Contractors’ yards, and

Complementary uses such as corporate offices, open space and recreation
facilities, restaurants, financial institutions, child care centres, public and
institutional uses, and utilities.

Commercial uses are not permitted on industrial lands except for factory sales
outlets. The Official Plan describes factory sales outlets as an accessory use that
sells goods that are substantially manufactured of assembled on the same property.

The Official Plan includes specific policies for the industrial lands south of Clair Road

West. These lands are generally meant to accommodate larger, free-standing
industrial buildings.
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Figure 4: Industrial Lands South of Clair Road West

Additionally, the Official Plan includes specific policies for the industrial lands within
the Hanlon Creek Business Park. Figure 5 shows the Hanlon Creek Business Park

industrial lands (grey).
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Figure 5: Hanlon Creek Business Park Industrial Lands
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Within the Hanlon Creek Business Park, to ensure compatibility with adjacent uses,
the zoning bylaw may include rules that establish different building setbacks,
building heights, loading space locations, outdoor storage locations, and
requirements for buffer strips, fencing and berms than other industrial areas
throughout the city.

The Official Plan acknowledges that there are a number of industrial properties that
have existing zoning that permits a variety of commercial uses. To align with the
Official Plan, in a new zoning bylaw, commercial uses will no longer be permitted on
industrial land. The Official Plan allows for existing commercial uses to be
recognized in the zoning bylaw.

Corporate Business Park land use designation

The city’s corporate business parks include lands for offices, administrative and/or
research and development uses. They also provide for a limited range of
commercial uses to serve the business parks and surrounding industrial lands.

The permitted uses within corporate business parks include:

Office and administrative facilities

Manufacturing

Warehousing

Hotel and convention facilities

Research and development facilities

Ancillary retail uses, and

Complementary or accessory uses such as restaurants, financial institutions,
medical services, fitness centres, open space and recreation facilities, and child
care centres.

The Official Plan only permits uses to be within buildings. Uses that occur outside
are not permitted.

The Hanlon Creek Corporate Business Park, shown as the purple land on Figure 5
above, is planned to accommodate employment uses that are more intensive. The
permitted uses within this business park are:

Research and development facilities

Trade and convention facilities

Computer, electronic and data processing enterprises

Office and administrative facilities

Manufacturing and warehousing only within enclosed buildings

Hotels, and

Complementary uses such as service commercial uses, including financial
institutions and restaurants which are part of a larger building complex.

Other complementary uses may be permitted provided that the proposed use is
consistent with the intent of the designation.
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There are also specific policies for business park lands that are east of the Hanlon
Expressway. These lands are meant to accommodate smaller or less intensive uses
than the Hanlon Creek Business Park. Lot sizes are generally to be 4 hectares or
smaller. The following uses are permitted on these lands:

Research and development facilities

Computer, electronic and data processing enterprises

Corporate office and administrative facilities

Assembly and light manufacturing of product lines requiring on-going research
and development

e Service commercial uses including commercial schools, courier services, day care
centres, financial establishments, hotels, office, office supply, medical offices,
postal services, print shops, public halls, recreation centres, research
establishments, restaurants, telecommunication services, and veterinary
services. Other complementary uses may be permitted provided that the
proposed use is consistent with the intent of the designation.

Most of these lands are within the Clair-Maltby Secondary Plan area and the land
use of these lands is being reviewed through the secondary plan process.

Institutional/Research Park land use designation

Guelph’s institutional/research park lands are located along Stone Road West
between Gordon Street and Edinburgh Road South (Figure 6 - dark blue lands).
These lands are an existing area that includes major institutional uses, research
activities and limited service commercial activities.

COLLECE AVE'W

L
e\

Figure 6: Institutional/Research Park Lands

The permitted uses within the institutional research park lands include:

Public buildings

Universities and colleges

Social and cultural facilities
Correctional and detention facilities
Hospitals

Special needs housing
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Health care facilities

Research and development facilities

Computer, electronic and data processing enterprises

Offices

Assembly and manufacturing that requires ongoing research and development
Service commercial uses such as restaurants and financial establishments, and
Complementary uses such as convenience commercial, personal service,
residences, day care facilities, parks and recreation facilities, and non-livestock
based agriculture.

In addition to the uses above, service commercial uses such as hotels, motels,
convention services, recreation and cultural facilities, offices, and restaurants are
permitted on the institutional research park lands located in the vicinity of Gordon
Street and Stone Road West.

Mixed Business land use designation

The mixed business lands are located between Victoria Street, Stevenson Street
South, Elizabeth Street and York Road, as shown on Figure 7 below as grey
hatched. The mixed business land use is to provide opportunities for smaller-scale
entrepreneurial enterprise and land us activities that support the needs of business,
employees and neighbourhood residents. The range of retail commercial activities
will be restricted and business land uses will be promoted.

STEVENSON STS

I_|

Figure 7: Mixed Business Lands
The permitted uses within the mixed business lands are:

e Industrial uses such as manufacturing, fabricating, processing, assembly and
packaging of goods, foods and raw materials

Warehousing and bulk storage of goods

Laboratories

Computer and data processing

Research and development facilities

Printing, publishing and broadcasting facilities
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Repair and servicing operations

Transportation terminals

Contractors’ yards

Offices

Convenience Commercial

Institutional uses. Institutional uses are only permitted through a development
application so that issues of compatibility and property clean-up can occur, and
e Complementary uses such corporate offices, open space and recreation facilities,
restaurants, financial institutions, child care centres, public and institutional uses
and utilities.

In addition to the uses above, a limited range of retail commercial uses is permitted
provided that they don’t detract from the business uses or compete with retail
within Downtown and other planned commercial areas.

Built form policies

The Official Plan has general built form policies for commercial, mixed-use, and
employment buildings as well as mid-rise and tall buildings. For buildings with an
employment use, buildings should be located close to the street edge and sidewalk.
Corner buildings should address streets. Long building facades that are visible along
a street shall incorporate recesses, projections, windows or awnings to reduce the
mass of the building. Industrial buildings that include offices should have the office
at the street and should be a minimum of two storeys tall.

6.2.3 Guelph’s Urban Design Manual

In November 2017 council approved the City’s Urban Design Manual. The Urban
Design Manual elaborates and expands on the design vision of the Official providing
guidance for implementing Official Plan policies and rules to guide growth and
change within the City. The Urban Design Manual establishes general urban design
objectives and principles for specific areas of Guelph. The Urban Design Manual
provides the following directions that are relevant for employment areas:

e Landscape buffer strips should be required around the perimeter of the property
to delineate it and screen from adjacent uses

¢ Vehicle parking should not be located in the front or exterior side yard
Minimum and maximum building setbacks should be required for buildings to
ensure a consistent street edge, and

¢ A minimum first storey height of 4.5 metres should be required.

6.2.4 Guelph’s Zoning Bylaw

There are currently four industrial zones and one corporate business park zone.
They are:

Industrial - B.1

Industrial - B.2

Industrial - B.3

Industrial - B.4, and
Corporate Business Park - B.5.
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Permitted uses

Each industrial and business park zone permits a range of employment and other
uses. The following table summarizes the permitted uses in the existing industrial
and business park zones. The zones are listed with zoning abbreviations used in the

existing zoning bylaw, for example B.1.

Table 40: Permitted uses within existing employment zones

Permitted Uses B.1 | B.2 |B.3 | B.4 B.5
Animal boarding establishment N N YO YD | N
Catering service Y Y YO 1y Y
Cleaning establishment Y Y YO YD) |'N
Commercial entertainment/recreation centre® N N YO YD N
Commercial school Y Y Y | )y
Computer establishment Y Y YO |y |y
Contractors yard N N N Y N
Display and retail sales of appliances, furniture and N N N YO I'N
other household furnishing, hardware, and home

improvement materials

Financial establishment N N YO 1y |N
Food vehicle Y Y Y Y Y
Hotel N N N N Y
Industrial or construction equipment retail or sales N N YO YD |'N
firm

Laboratory N N N N Y
Mall N N N N Y
Manufacturing Y Y Y Y Y(3)
Medical clinic N N N N Y
Medical office N N N N Y
Office N N Y 1y |y
Office supply N N YO YD | N
Personal service establishment N N YO YD | N
Photofinishing place N N YO YD | N
Post secondary school N N N N Y
Print shop Y Y YO YD |y
Public hall N N N N Y
Repair service Y Y Y |y N
Research establishment Y Y YO YD |y
Restaurant N N YA |y |'N
Towing establishment Y Y N Y N
Trade and conventions facilities N N N N Y
Tradesperson’s shop Y Y YO |y N
Trucking operation Y Y N Y N
Vehicle repair shop N N YO YD | N
Vehicle specialty repair shop N N YO Y@ N
Veterinary service N N N Y Y
Warehouse Y Y Y Y Y®
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(1) Only within a mall.
() Excluding movie theatres, bowling alleys and roller rinks.
(3) Entirely within a building.

Prohibited uses

The industrial and business park zones prohibit specific uses. Within the B.1, B.2,
B.3, and B.4 zones any trade, business, manufacturer and use that is offensive or
noxious according to the Environmental Protection Act is prohibited. The following
uses are prohibited within the B.5 zone:

Abbatoir

Bulk storage or petroleum products
Contractors yard

Meat processing plant

Repair service

Sanitary landfill site
Tradesperson’s shop

Towing establishment

Trucking operation, and

Waste transfer station.

Rules
The employment zones include rules for:

Minimum lot frontage
Minimum setbacks
Maximum building height
Minimum building sizes
Outdoor storage, and
Buffer strips.

Specialized zones

There are 50 specialized zones within the employment zones. 43 are within the four
industrial zones, which are B.1, B.2, B.3, and B.4, and seven are within the
corporate business park zone, which is B.5. As outlined in Chapter 3, each of the
specialized zones will be reviewed to determine whether it should be retained,
amended, or deleted.

6.3 Review of municipal zoning trends

6.3.1 Methodology

When examining zoning trends in this chapter, we were looking to understand how
other municipalities structured their employment zones, what types of uses they
permit in them, and the types of rules that they have for the uses that they permit.
To answer these questions, municipalities that met the following criteria were
examined:
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e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw older than 2013 but where an
amendment that dealt comprehensively with employment zones could also be
considered

e Although not required, priori was placed on municipalities that were on Guelph’s
municipal comparison list which also met the above criteria

e The municipality must have a comparable residential land use framework. A
comparable employment land use framework is based on a review of their Official
Plan land use categories and range of permitted uses to determine whether there
are similarities, and

e The municipality must have a comparable economic sector. This was determined
based on a review of Guelph’s 2017 “Municipal Comparator Study to Understand
Guelph’s Investment Attraction Competitiveness Compared to Communities in
Canada and the United States” report.

The zoning bylaws that met this criteria and were reviewed were:

e The Town of Milton
e The City of St. Catharines, and
e The City of Waterloo.

6.3.2 Summary of zoning trends
Zone structure

All zoning bylaws reviewed include zones that directly line up with the employment
land use designation within their respective Official Plans. Some municipalities use
more than one zone to apply to one land use category. None of the municipalities
use one zone to apply to more than one employment land use designation.

The Town of Milton has four employment zones, three of which are used to
implement their three employment land uses. The fourth zone, prestige office
employment, does not currently apply to any properties within Milton. There is a
direct link between Milton’s three employment zones and their employment land
uses.

St. Catharines’ Official Plan includes general employment and business commercial
employment land use designations which are similar to Guelph’s Corporate Business
Park and Industrial land use designations. St. Catharine’s zoning bylaw includes two
employment zones that apply to their employment designations with their business
commercial employment (E1) zone applying to their business commercial
employment land use designation and general employment (E2) applying to their
industrial land use designation.

Waterloo’s industrial land use designation permits both traditional manufacturing as
well as manufacturing and processes related to advanced technologies. Waterloo
also has a business employment land use designation, similar to Guelph’s corporate
business park land use designation, and includes their academic areas, which are
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lands occupied by the universities of Waterloo and Wilfrid Laurier as employment
areas. This designation is similar to Guelph’s Institutional/Research Park land use
designation. Waterloo has four zones that it uses to implement their three
employment land use designations; two for business employment, one for flexible
industrial, and one for their academic areas.

Permitted uses

Milton and St. Catharines zoning bylaws permit similar uses within their industrial
zones. The range of permitted uses in their industrial zones is greater than those
permitted in their business park zones. Waterloo’s industrial zone permits some of
the same uses as Milton and St. Catharines but Waterloo also permits a range of
uses related to “advanced technology”. Most of the uses permitted in the industrial
zones of the other zoning bylaws reviewed are the same as the uses currently
permitted in Guelph’s industrial zones. Guelph’s existing industrial zones permit
more commercial uses as complementary uses than the other zoning bylaws
reviewed.

Table 41 summarizes the permitted uses within the industrial zones within Milton,
St. Catharines, and Waterloo’s zoning bylaws.

Table 41: Permitted uses in Milton, St. Catharines and Waterloo’s industrial
zones
Permitted Uses Milton | St. Catharines | Waterloo

Adult entertainment

Adult speciality Store

Adult video store

Animal training facility
Artist studio

Aggregate recycling facility
Body rub parlour

Building supply outlet

Bulk fuel depot

Bulk propane storage depot
Commercial school
Commercial storage facility
Commercial service
Concrete batching plant
Contractor’s yard

Data centre

Dry cleaning establishment
Equipment sales and rental
Food and beverage making industry
Food bank

Government use

Industrial use

Laboratory

—~
-
~

z|<|z|<|z|<|<|z|<|<|z|<|<|<|<|<|<|<|z|<|<|<|<
z|<|z|z|z|<|z|z|<|Z|Z|Z|Z|Z2|<|Z2|Z|Z2|Z|2|2|2|<
<|<|=<|z|<|<|<|<|zZ|Zz|X|Z|Z|Z|Z|Z|Z|2|<|2|2|2|2
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Permitted Uses

=
=
o
=

St. Catharines

Waterloo

Medical marijuana production facility

Monument sales shop

Motor vehicle body shop

Motor vehicle dealership

Motor vehicle gas station

Motor vehicle repair garage

Motor vehicle washing establishment

Office use

Outdoor storage use

Parking facility

Pet services

Pharmaceutical Industry

Printing establishment

Private transit depot

Recycling facility

Research and technology use

Service and repair shop

Towing yard

Transportation terminal

U-brew establishment/microbrewery

Veterinary clinic

Veterinary hospital for small animals

Warehouse/distribution centre

Wholesaler

Z|<|<|<|<|<|<|<|<|<|<|z|Zz|Z|zZ|<|<|<|<]|zZ|<|<|<]|=<

ZZ2IZ2IZ2Z2I<Z2Z<ZIZ2IZIZIZ2Z222I</<|<L<Z2Z2Z22

< <KL [ZI<|<ZIKLI1Z|IZIZ|X¥<¥|<L|<L[ZKL|1Z|I<[Z21Z2|1Z2|Z2|=2

(1) Complementary use

In addition to the uses outlined in the table above, Waterloo also permits the
following advanced technology related uses in their industrial zones:

Advanced tech

Business incubator
Communication production
Tech office

Training facility

Makerspace (complementary use)

Commercial service (complementary use)

Each of the business park zones reviewed from Milton, St. Catharines and
Waterloo’s zoning bylaws permit different uses. Office is the only use that is
permitted in business parks across all three zoning bylaws. Hotels, industrial uses,
places of assembly, and research and technology uses are all permitted in Milton
and St. Catharines zoning bylaws. Table 42 summarizes the permitted uses within
the business park zones within Milton, St. Catharines, and Waterloo’s zoning

bylaws.
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Table 42: Permitted uses in Milton, St. Catharines and Waterloo’s business

park zones

Permitted Uses

Milton

St. Catharines

Waterloo

Adult entertainment

Animal training facility

Car wash

Commercial school

Convenience store

Convention centre

Day nursery

Data entre

Dry cleaning depot

Dry cleaning establishment

Fitness centre

Food bank

Funeral home

Government

Hotel

Industrial use

Medical clinic

Motor vehicle gas station

Motor vehicle repair garage

Office

Parking facility

Place of assembly

Place of entertainment

Place of worship

Printing establishment

Recreation and athletic facility

Research and technology use

Restaurant

Social service facility

U-brew establishment/microbrewery

Veterinary clinic

Veterinary hospital

Warehouse distribution centre

Wholesale operation

<< |<|<|=<z|<|<|<[z|<|<|<[z|<|zZ|Z|<|<|<|zZ|<|<|<|<|<|zZ|<|<|<|<|zZ|<]|Z

ZIZ2Z2Z2IZ2I¥Z<ZIZIZZLZI<<L<LZIL<ZIZIZ2IZ2Z212|122212|<|2|<

222222222 Z2IZ22I<<Z2Z<Z2Z2<KH2Z2Z2ZZ2IZ2Z<Z2Z22Z2Z2Z22Z22

In addition to the uses outlined in the tables above, Waterloo also permits the same
advanced technology related uses in their business park zones as they do in their

industrial zones.

Waterloo’s zoning bylaw includes a fourth employment zone, the university college

zone. This zone permits the following uses:

¢ Government use
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e University/college
Complementary uses including alternative education centre, business incubator,
makerspace, office, tech office, training facility, and

e Ancillary uses.

Waterloo’s university college zone permits some of the same uses that Guelph’s
Official Plan permits within the Institutional/Research Park land use designation.

Rules

All zoning bylaws reviewed include rules for lot frontage, setbacks from lot lines,
and setbacks to adjacent residential areas. Waterloo and St. Catharines include
rules on where outdoor storage is permitted. St. Catharines and Milton require a
landscaped buffer along streets and adjacent to residential and institutional uses.
Milton also includes rules for minimum landscaped open space, maximum building
height, and maximum lot coverage. Waterloo has rules for the maximum amount of
building floor area.

6.4 Phase 1 community engagement - what we heard

As part of phase 1 community engagement comments we heard the following about
employment zones:

e The range of uses permitted within industrial malls is too broad

e The types of uses that are locating in industrial malls, such as commercial
schools are more commercial recreation in nature rather than schools that
support industries

e There is inconsistency in the existing zoning permissions for the size of office
uses within business parks and provincial requirements that are within the
Growth Plan

¢ New uses such as vertical farming, indoor agriculture, and cannabis
manufacturing should be incorporated into a new zoning bylaw, and

e Where will self storage facilities, catering establishments, and transportation
depots allowed to locate?

Appendix A contains a summary of all comments from phase 1 community
engagement, including staff responses.

6.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for a new zoning
bylaw about:

e The types of employment zones and uses that should be allowed, and

e The types of rules that there should be for the uses allowed.

The Official Plan, Guelph’s Urban Design Manual, comments from the phase 1
community engagement, and zoning trends were considered in the development of
the options and preliminary recommendations put forward in this chapter.
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6.5.1 Zone Structure

Providing a clear connection between the employment zones and the Official Plan
employment land uses is important. It helps users of the zoning bylaw understand
why certain uses are permitted and why the rules about buildings, lots, and
parking, for example, are they way they are. It is the Official Plan that broadly
determines what is permitted in employment areas. The following are options and
preliminary recommendations for the number and types of employment zones that
will help make this connection and that will also reduce the overall number of
employment zones making a new zoning bylaw simpler.

Option 1 (preliminary recommendation): It is recommended that four zones be
created that applies each of the four employment land use designations, which are
Industrial, Business Park, Institutional/Research Park, and Mixed Business. This
option provides a clear link between the employment zones and the Official Plan
employment land use designations. It also reduces the overall number of zones
from the current five to four. This option also creates a specific zone for the
Institutional/Research Park land use designation, which are currently zoned a
specialized industrial zone and the Mixed Business land use designation, which are
currently zoned industrial.

Option 2: Option 2 retains the five existing zones, four of which are industrial
zones and one which is a business park zone and updates the permitted uses within
the zones to conform to the Official Plan employment land use designations. This
approach would conform to the Official Plan however, it would not provide a clear
link to the land uses within the Official Plan. This option may result in more
specialized zones as using the same zoning to implement more than one land use
designation, each of which permits different uses, may require some modifications
to conform to the Official Plan.

6.5.2 Uses
Permitted Uses

Preliminary recommendation: To conform with the Official Plan, provide for a
streamlined and user-friendly zoning bylaw, and reflect new trends in zoning it is
recommended that a new zoning bylaw permit the following uses for each of the
following employment Official Plan land uses. The Official Plan land uses referred to
in the following table are:

e Industrial (I)

e Corporate Business Park (BP)

¢ Institutional/Research Park (IRP), and
¢ Mixed Business (MB).
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Table 43: Recommended Permitted Employment Uses

Permitted Uses I BP IRP MB
Cleaning establishment Y N N Y
Community centre (new use) Y Ye | y® Y
Computer establishment Y N Y Y
Contractor’s yard Y N N N
Convenience store N N Y Y
Day care centre Y(1)(3) Y1)(2)(3) | y(1)(3) Y(1)(3)
Drive through facility (new use) Y Y1) Y1) Y
Financial establishment Y Y Y Y
Fitness centre (new use) N Y N N
Hotel N Y N N
Major equipment supply and service (new use) |Y N N Y
Manufacturing Y Y(5)(6) N Y(6)
Medical clinic N Y@ |y N
Medical office N Ye |y N
Office Y Y Y Y
Personal service establishment N N Y N
Post secondary school N N Y N
Print or publishing establishment (new use) Y N N Y
Repair service Y N N Y
Research and development establishment Y Y Y Y
Restaurant Y Y() Y() Y
Trade and conventions facility N Y N N
Tradesperson’s shop Y N N Y
Trucking operation Y N N N
Warehouse Y Y(©®) N Y

(1) Permitted as a complementary use.

) Not permitted in the Hanlon Creek Business Park.

() Subject to a holding provision that requires compliance with the Provincial D-6
Guidelines “"Compatibility between Industrial Facilities and Sensitive Land Uses”.
4 Will be permitted through a site specific zoning provision on the
Institutional/Research Park lands at Gordon Street and Stone Road.

) Only within a building.

() The manufacturing of a noxious use is not permitted.

Uses not permitted anywhere in the city

Preliminary recommendation: The existing zoning bylaw contains a list of uses
that are not permitted in the city in any zone. It is recommended that the following
uses, that could be considered employment uses, be added to the list of prohibited
uses to provide clarity that they are not permitted on any lands within the city.

e Abattoir

e Any use deemed offensive or noxious by legislation, such as the manufacturing
of asbestos

e Bulk fuel depot

e Concrete plant
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e Meat processing plant, and
e Waste transfer station.

Deleted uses

Preliminary recommendation: It is recommended that the following uses be
deleted as permitted uses as they are either no longer permitted in the employment
areas according to the Official Plan, they are no longer considered a use of land, or
they are recommended to be consolidated into a broader use category.

Uses that are recommended to be deleted from the employment zones because
they do not conform to the Official Plan are:

Animal boarding establishment
Commercial entertainment
Commercial school

Print shop

Towing establishment

Vehicle repair shop, and
Veterinary service.

Uses that are recommended to be deleted as they are no longer proposed to be a
use in the new zoning bylaw are:

e Display and retail sales of appliances, furniture and other household furnishings,
hardware, and home improvement materials

Industrial or construction equipment retail or sales

Mall

Office supply

Photofinishing place

Public hall, and

Vehicle speciality repair shop.

Uses that are recommended to be consolidated with other uses that are
recommended to be permitted are:

e Catering service which is proposed to be permitted as manufacturing
Laboratory which is proposed to be permitted as research and development
establishment, and

e Recreation centre which is proposed to be permitted as community centre).

6.5.3 Rules

To ensure conformity with the Official Plan and reflect new trends in zoning it is
recommended that a new zoning bylaw include rules for the location of uses,
minimum building heights, location of parking, and buffer strips.

Location of uses

Preliminary recommendation: Certain uses that are only permitted within
employment areas if they are complementary uses. It is recommended that
complementary uses only be permitted within a multi-unit or multi-tenant building
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and that this building contain a primary permitted use, a use that is not required to
be a complementary use. This type of rule will ensure that the intent of the City’s
employment lands, which is to have a supply of lands for industrial and/or office
uses, is maintained while still providing the opportunity for complementary uses to
occur in these areas.

Additionally, it is recommended that a rule be included in a new zoning bylaw to
require certain uses to only be permitted if they are located within a building. As
noted in the recommended permitted uses tables above, to conform to the Official
Plan policies for the Hanlon Creek Business Park, uses will be required to locate only
within a building. Additional uses within the industrial zone may also only be
permitted within buildings to ensure that higher employment densities are
achieved.

Minimum building heights

Preliminary recommendation: It is recommended that a minimum building
height of 4.5 meters for the first storey be required. It is recommended that this
rule apply for new buildings only. The minimum first storey height rule will align
with Official Plan urban design direction. Applying the rule to new buildings will
provide some flexibility for expansions to existing buildings that may not already be
4.5 metres tall. This will allow for expansions to existing buildings to be consistent
in height with the existing building.

Location of Parking

Preliminary recommendation: It is recommended that the majority of required
parking spaces be located to the rear or side of buildings within employment areas.
A portion of parking will be permitted in the front yard. This approach aligns with
Official Plan urban design direction while providing flexibility for the location of
some parking spaces, such as for visitors, or pick up and drop offs, to be closer to
the street.

Landscaped buffer strip

Preliminary recommendation: It is recommended that a landscaped buffer strip
be required around the perimeter of employment zoned properties. This approach
aligns with Official Plan urban design direction.

6.6 Questions for You

1. Staff has proposed options for zoning the Industrial, Business Park,
Institutional/Research Park, and Mixed Business employment land use
designations that provide broader categories of uses, such as manufacturing,
which also reduce the overall number of employment zones creating a clear and
concise zoning bylaw. What are your thoughts on this approach?

2. In consideration of the employment land uses in the Official Plan, certain
employment uses and complementary uses are recommended to be allowed. Do
you agree or disagree with the types of uses proposed to be allowed? Why or
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why not? Are there uses that are allowed by the Official Plan that were missed
that should be considered?

3. Do you agree or disagree with the preliminary recommendation of permitting
complementary uses through a rule that requires the use to locate in a multi-
unit or multi-tenant building with a main permitted use, such as research and
development? Why or why not?

4. Do you agree or disagree with the preliminary recommendations for rules for
minimum building height, location of parking, and buffer strips? Why or why
not?

5. What other comments do you have about employment zones that should be
considered?

You can share your comments with us in person at an upcoming workshop in
November 2019. For a full listing of workshop events and information about how to
register please visit our website. As of November you can also share your
comments online through our online engagement platform or via email.

6-115


http://www.guelph.ca/zoningreview
http://www.haveyoursay.guelph.ca/
mailto:zoningreview@guelph.ca

A
Chapter 7

Natural Heritage System,
Floodplains, Open Space,
and Parks

Comprehensive | Discussion Paper Gu"“élph
Zoning Bylaw Review | October 2019 —~E

Making a Difference




7.0 Natural heritage system, floodplains, open
space, and parks
7.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the City’s natural heritage system, open spaces, and parks. The existing
park zones are compared to the natural heritage system, open space, and parks
land use policies to understand where changes are required to conform to these
policies within a new zoning bylaw. Zoning bylaws in other municipalities are
reviewed to understand emerging trends. Options and recommendations for a new
zoning bylaw are explored.

In this chapter we are seeking your thoughts on:

e The number and type of natural heritage system zones that should be in a new
zoning bylaw

e The number and type of open space and parks zones that should be in a new
zoning bylaw

e In consideration of the natural heritage system, open space and parks land uses
in the Official Plan, the types of uses that should be permitted in each zone

e The criteria that should inform the mapping of the natural heritage system zones
in @ new zoning bylaw, and

¢ In consideration of the floodplain policies in the Official Plan and Grand River
Conservation Authority rules, the types of buildings and structures that are
appropriate within floodplain areas.

Specific questions related to these topics can be found in section 7.6 as well as
instructions for how to share your comments.

7.2 Current land use planning policies, other relevant policies, and zoning
bylaw rules

7.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) requires that natural features and areas be
protected for the long term. The PPS recognizes the importance of diversity and
connectivity of natural features, the long-term ecological function and biodiversity
of natural heritage systems. The PPS states that these systems should be
maintained, restored, or where possible, improved. The PPS acknowledges the
linkages between natural features and recognizes their importance.

The PPS prohibits development and site alteration, which is moving soil around on a
property or changing the topography of site, within provincially significant wetlands.
Development and site alteration is also prohibited in the following areas unless it is
demonstrated that there will be no negative impacts on these features or their
ecological functions:
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Significant woodlands

Significant valleylands

Significant wildlife habitat, and

Significant areas of natural and scientific interest.

Development and site alteration are prohibited within surface water features and
fish habitat as well as within the habitats of endangered species and threatened
species except in accordance with provincial and federal rules.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan)
requires municipalities to incorporate natural heritage systems mapping that has
been provided by the Province into their Official Plans. The Growth Plan excludes
natural heritage systems within built up areas, which includes all of Guelph.
Therefore there is no provincial natural heritage system within the city. The Growth
Plan acknowledges that there may be local natural heritage features and areas
within municipalities and request that they be protected as well.

7.2.2 Guelph Official Plan

The significant natural areas and natural areas land use designation applies to
Guelph’s natural heritage system. Approximately 750 properties, not including lands
within the Clair-Maltby Secondary Plan area, are designhated, either in whole or in
part a significant natural area or natural area.

The open space and park land use designation applies to public and private lands
where the main use is active or passive recreational activities, conservation
management and other open space uses. Approximately 154 properties, not
including lands within the Clair-Maltby Secondary Plan area, are designated, either
in whole or in part as open space and park. All of the land uses within the Clair-
Maltby Secondary Plan area are being reviewed through the secondary planning
process.

Natural heritage system

Guelph’s natural heritage system consists of the following features:

Significant areas of natural and scientific interest

Significant habitat for provincially endangered and threatened species
Significant wetlands

Surface water features and fish habitat

Significant woodlands

Significant valleylands

Significant landforms

Significant wildlife habitat, including ecological linkages

Restoration areas

Minimum or established buffers, which are the areas surrounding certain natural
heritage system features

e Other wetlands
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e Cultural woodlands, and
e Habitat of significant species.

There are many Official Plan policies that speak to how the City’s natural heritage
system is mapped. Generally, the mapping of these features was based on the best
information available at the time of the preparation of the Official Plan which
included information gather through an environmental impact study (EIS) and/or
surveyed in the field.

The Official Plan outlines several ways that the city’s natural heritage system is
protected and managed. A zoning bylaw is one tool that can permit and prohibit
uses and locations of building and structures to implement the policies of the
Official Plan.

The uses, buildings, and structures that are permitted within the city’s natural
heritage system varies depending on the type of natural feature. Development and
site alteration, the moving of soil within a property to other locations on the same
property or moving soil onto the site, is generally not permitted within any of the
city’s natural heritage system features except for the following uses. The following
uses may be restricted or not permitted in specific features or buffers. Additionally
an EIS may be required for the construction of trails and walkways, fish and wildlife
management, and habitat conservation, where the proposed work has the potential
to result in negative impacts to the natural heritage system.

Legally existing uses, buildings or structures
Passive recreation activities

Low impact scientific and educational activities
Fish and wildlife management

Forest management

Habitat conservation, and

Restoration activities.

Additional uses are permitted, subject to conditions, within specific features or
buffers. These include:

e Essential linear infrastructure

e Essential transportation infrastructure
e Stormwater management facilities

e Flood and erosion control facilities

e Renewable energy systems

e Municipal water supply wells, and

e Trails.

The Official Plan defines essential linear infrastructure and essential transportation
infrastructure as:

Essential means that one, there is a demonstrated need, and two, it has been
demonstrated that no other reasonable alternatives exist.
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Linear infrastructure means corridors that include infrastructure such as the
pipes necessary for the transmission and distribution of sewage (including
stormwater) and water, communication, hydro, oil, and gas lines, but does not
include transportation infrastructure.

Transportation infrastructure means works such as maintenance, repair or
installation of roads or bridges/overpasses as well as underpasses and culverts, and
rail lines, but does not include buildings or parking that may be associated with
these infrastructure components with the exception of small-scale bus/rail boarding
platforms and associated structures.

Table 44 summarizes additional uses that are permitted within specific natural
heritage features subject to conditions. Table 45 summarizes additional uses that
are permitted within the buffers to specific natural heritage features subject to
conditions.
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Table 44: Permitted uses within specific natural heritage system features
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Natural heritage system feature ws wsE | WES To x| =4 F
Significant habitat for provincially endangered and N N N N N N N
threatened species
Significant areas of natural and scientific interest N N N N N N Y
Significant wetlands N N N N N N Y
Other wetlands N N N N N N Y
Significant woodlands N N N N N N Y
Cultural woodlands N N N N N N Y
Significant wildlife habitat Y N N Y N Y Y
Habitat for significant species Y Y Y Y Y Y Y
Restoration areas Y N Y N Y N Y
Ecological linkages Y Y Y Y N Y Y
Significant landform Y Y Y N N Y Y
Surface water features and fish habitat Y Y Y Y N N Y
Significant valleylands Y Y Y Y Y N Y

(1) Where permitted it is permitted subject to conditions
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Table 45: Permitted uses within specific natural heritage system buffers
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Natural heritage system feature buffer ws wsE | WES To x| =4 F
Significant habitat for provincially endangered and N N N N N N N
threatened species
Significant areas of natural and scientific interest N N N N N N Y
Significant wetlands Y N Y N N N Y
Other wetlands Y N Y N N N Y
Significant woodlands Y N Y N N N Y
Cultural woodlands N N Y N N N Y
Significant wildlife habitat Y N N Y N Y Y
Habitat for significant species Y Y Y Y Y Y Y
Surface water features and fish habitat Y Y Y Y N N Y
Significant valleylands Y Y Y Y Y N Y

(1) Where permitted it is permitted subject to conditions
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Public health and safety - floodplains

Floodplains are lands associated with the city’s watercourses and waterbodies, such
as the Speed River and the Eramosa River. Schedule 3 of the Official Plan shows
the location of the floodplain within the City. Floodplains are either one zone, which
includes only a floodway, two zone, which includes a floodway and a flood fringe, or
special policy area floodplain, which is a provincially identified area of floodplain
that has a special set of rules. Floodplain, floodway and flood fringe are defined as:

Floodplain means the area, usually low lands, adjoining a watercourse, which has
been, or may be subject to flooding hazards. The regulatory flood line delimits the
boundaries of the floodplain.

Floodway means a portion of the floodplain where development and site alteration
would cause a danger to public health or safety or property damage.

Flood fringe means the outer portion of the floodplain between the floodway and
the limit of the floodplain.

Development is not permitted within a floodway. The Official Plan directs that
floodways be zoned in an appropriate hazard category. The Official Plan permits
development and redevelopment in the flood fringe of a two zone floodplain and in
the special policy area floodplain if it meets specific flood proofing requirements.
The Official Plan states that the zoning bylaw will outline specific permitted uses
and building rules for special policy area lands.

Tables 46 through 48 summarize uses that are prohibited and permitted within a
one zone floodplain, two zone floodplain, and special policy area floodplain.

Table 46: Prohibited and permitted uses within a one-zone floodplain
Prohibited uses Permitted uses
e Institutional uses associated with No development is permitted except
hospitals, nursing homes, pre-school, | for:
school nurseries, child care centres e Minor additions/alterations to

and schools existing residential, industrial,
e Essential emergency service such as commercial, institutional
fire, police and ambulance stations buildings/structures and non
and electrical substations, and habitable accessory
e Uses associated with the disposal, buildings/structures in accordance
manufacturing, treatment or storage with Grand River Conservation
of hazardous substances. Authority rules

e Passive uses including outdoor
recreation that are not within
buildings or structures, open space
and conservation areas, wildlife
sanctuaries, nurseries and forestry,
and

e Urban agriculture that is not within
buildings or structures.
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Table 47: Prohibited and permitted uses within a two-zone floodplain

Prohibited uses

Permitted uses

Within the floodway:

Institutional uses associated with
hospitals, nursing homes, pre-school,
school nurseries, child care centres
and schools

Essential emergency service such as
fire, police and ambulance stations
and electrical substations, and

Uses associated with the disposal,
manufacturing, treatment or storage
of hazardous substances.

Within the floodway, no development is

permitted except for

e Existing buildings/structures will be
recognized as legal non-conforming

e QOutdoor recreation, including small

municipal ancillary

buildings/structures, such as picnic

shelters, provided that damage

potential is minimized and proposed

structures will not affect the

hydraulic characteristics of the

floodplain

Open space and conservation areas;

Wildlife sanctuaries;

Nurseries and forestry, and;

Urban agriculture that is not within

buildings or structures.

Within the flood fringe:

Institutional uses associated with
hospitals, nursing homes, pre-school,
school nurseries, child care centres
and schools

Essential emergency service such as
fire, police and ambulance stations
and electrical substations, and

Uses associated with the disposal,
manufacturing, treatment or storage
of hazardous substances.

Uses permitted in the underlying zone
may be permitted subject to the
building/structure being flood proofed
to the regulatory flood level.

Table 48: Prohibited and permitted uses within the special policy area
floodplain

Prohibited uses

Permitted uses

Institutional uses associated with
hospitals, nursing homes, pre-school,
school nurseries, child care centres
and schools

Essential emergency service such as
fire, police and ambulance stations
and electrical substations

Uses associated with the disposal,
manufacturing, treatment or storage
of hazardous substances

Service stations

Development and re-development may

occur.

e Hotels and motels may only be
permitted subject to the
building/structure being flood
proofed to the regulatory flood level
and safe access provided

e Renovation of existing residential
buildings may be permitted subject
to conditions
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Prohibited uses

Permitted uses

e Gas bars, and

e Uses involving the manufacturing,
disposal, consumption, or storage of
chemical, flammable, explosive,
toxic, corrosive or other dangerous
materials

e Residential intensification, including
new single detached, semi-detached,
or duplexes on vacant lots or adding
an accessory apartment to an
existing lot or the creation of a new
lot, may be permitted subject to
conditions

e Conversion of non-residential
buildings to residential buildings may
be permitted subject to conditions

e Development and re-development of
new residential units may be
permitted subject to conditions, and

e Renovation, conversion to and
development or redevelopment of
non-residential uses may be
permitted subject to conditions.

Open Space and parks land use designation

The open space and parks land use designation applies to public and private lands
where the main use is active or passive recreational activities, conservation

management or other open space uses. The uses permitted on open space and park
designated lands are:

Public and private recreational uses and facilities

Parks

Golf courses
Conservation lands
Cemeteries, and

Complementary uses such as horticulture, restaurants, club houses, pro shops,
public halls, and other accessory buildings.

7.2.3 Grand River Conservation Authority rules

Permission from the Grand River Conservation Authority (GRCA) is required to
develop in river or stream valleys, wetlands, shorelines or hazardous lands; make
alterations to a river, creek, stream or watercourse, or interfere with a wetland. In
2006 the Province approved Ontario Rule 150/06 to allow the GRCA to regulate
development within watercourses within its jurisdiction. Guelph is within the GRCA’s
jurisdiction. In 2015 the GRCA passed policies to administer this Ontario rule.

The GRCA policy outlines uses that are prohibited and uses that are permitted

within one zone and two zone floodplain areas. Definitions of one zone and two
zone floodplain areas, floodplain, floodway, and flood fringe are within section 7.2.2
above.

Within all floodplain areas the following uses are prohibited:
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An institutional use associated with hospitals, nursing homes, pre-school,
nurseries, day care or schools where there is a threat to the safe evacuation of
the sick, the elderly, persons with disabilities or the young

Essential emergency services such as fire, police, ambulance or electrical
substations

Uses associated with the disposal, manufacturing, treatment, transfer or storage
of hazardous substances

Uses associated with the outdoor storage of any materials

Uses associated with an assisted living facility

A new campground or expansion of an existing campground

Flood protection works and bank stabilization works to allow for future or
proposed development, and

A driveway or access way to lands to lands outside of the floodplain where there
isn't already a driveway or access way that provides a safe access from the
floodplain area.

GRCA policies for one zone floodplain areas

Development is not permitted within a one zone floodplain area except for the
following uses which are permitted subject to conditions:

Development associated with existing uses

Ground floor additions to existing residential buildings/structures

Additional storeys to existing residential buildings/structures

Replacement of residential buildings/structures damaged or destroyed by causes
other than flooding

Relocation of existing residential buildings/structures

Non-habitable accessory buildings/structures associated with existing residential
uses, such as detached garages, tool sheds, gazebos and other similar structures
Above or below ground swimming pools

Additions to existing commercial, industrial, institutional buildings/structures
Accessory buildings or structures associated with commercial, industrial,
institutional uses

Parking lots associated with a non-residential use

Stormwater management facilities

Public infrastructure, including maintenance and repair, including roads, sanitary
sewers, utilities, water and sewage treatment plants, water supply wells, well
houses, and pipelines

Recreational uses such as passive parks, trails, and river access points and other
uses deemed appropriate by the GRCA, not including nhew campgrounds, golf
courses or expansions to existing golf courses, marinas or permanent docks, and
Golf courses or golf course expansions.

In addition to the uses prohibited within all floodplain areas the following uses are
prohibited within a one zone floodplain area:

A new parking lot associated with residential uses, and
Underground parking associated with any use.
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GRCA policies for two zone floodplain areas
Floodway areas

Development is not permitted within the floodway of a two zone floodplain area
except for the following, which is permitted subject to conditions:

e Stormwater management facilities

e Public infrastructure (including maintenance and repair) including roads, sanitary
sewers, utilities, water and sewage treatment plants, water supply wells, well
houses, and pipelines, and

e Recreational uses such as passive parks, trails, and river access points and other
uses deemed appropriate by the GRCA (not including new campgrounds, golf
courses or expansions to existing golf courses, marinas or permanent docks).

In addition to the uses prohibited within all floodplain areas the following uses are
prohibited within the floodway of a two zone floodplain area:

e A new parking lot associated with residential uses, and

e Underground parking associated with any use.

Flood fringe areas

Development is permitted within flood fringe areas subject to approval by the City
and GRCA.

In addition to the uses prohibited within all floodplain areas the following uses are
prohibited within the flood fringe of a two zone floodplain area:

¢ Development, not including non-habitable accessory buildings/structures,
associated with an existing use within 15 metres of either bank of the
watercourse.

GRCA policies for Guelph’s special policy area floodplain

Development within Guelph’s special policy floodplain area may be permitted in
accordance with policies that have been jointly developed between the GRCA and
the City. These policies are in the Official Plan.

7.2.4 Guelph’s Zoning Bylaw

There are currently seven zones that apply to the city’s natural heritage system,
open space and parks. They are:

Conservation Land - P.1
Neighbourhood Park - P.2
Community Park - P.3

Regional Park — P.4

Commercial Recreation Park - P.5
Floodway - FL, and

Wetland - WL.
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Natural heritage system permitted uses

Generally the conservation land (P.1), floodway (FL) and wetland (WL) zones apply
to the natural heritage system. The following table summarizes the permitted uses
in the P.1, FL, and WL zones.

Table 49: Permitted uses within existing P.1, FL, and WL zones

Permitted uses P.1 | FL | WL
Conservation area Y Y N
Flood control facility Y Y Y
Municipal services and public utilities, excluding essential N Y N
emergency services such as police department, fire department

and ambulance service

Outdoor sportsfield facilities N YO |N
Picnic areas N Y N
Recreation trail Y Y | YD
Wetland N N |Y
Wildlife management area Y Y Y

(1) Approved by the Grand River Conservation Authority

The P.1 zone generally applies to lands within the city’s natural heritage system
that are not within the floodway and are not a wetland. Floodways are zoned FL and
wetlands are zoned WL. Lands within the flood fringe portion of a two zone
floodplain are zoned in accordance with their Official Plan land use designation,
such as residential, and have an overlay which provides rules to implement the
GRCA rules and policies. Lands within the special policy floodplain area are
sometimes also zoned in accordance with their Official Plan land use designation
and have an overlay which provides rules to implement the GRCA rules and policies.

Natural Heritage System Rules

Rules for the P.1 zone restrict the construction of any new buildings or structures
and the removal or placement of any fill that could disrupt the natural features.
Only existing buildings or structures are permitted within the P.1 zone and an
expansion to existing buildings/structures must be flood proofed in accordance with
GRCA and Provincial requirements.

Rules for the FL zone do not permit buildings or structures or the placement of fill
unless it is associated with flood or erosion control measures approved by the
GRCA. Structures associated with a municipal sewage treatment facility may be
permitted subject to GRCA approval. Any existing buildings and structures within
the FL zone are considered legal non-conforming. Expansions to legal non-
conforming buildings and structures will require approval by the City and the GRCA.

Rules for the WL zone also do not permit buildings or structures of the placement of
fill. Existing buildings and structures are considered legal non-conforming.
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Floodplain and wetland overlays

The zoning bylaw includes a series of overlays that provide additional rules for the

following areas:

corridor/linkage.

The flood fringe portion of the two zone floodplain area
Lands within the special policy floodplain area
Lands adjacent to provincially significant wetlands, and

Lands that have locally significant wetland, significant woodlands, or natural

Table 50 summarizes the additional rules for flood fringe and special policy

floodplain areas.

Table 50: Additional rules for flood fringe and

areas

special policy floodplain

Rule

Flood fringe

Special policy floodplain
area

Uses not permitted

Elementary schools®
School portables

Hotel®
Medical treatment
facility)

[
[
e Group home()
[
[ ]

e Home for the aged or

rest home()

e Residential care and

institutional facilities
which provide
accommodation()

e Uses requiring bulk
storage of dangerous,
flammable, explosive,
toxic, corrosive or
buoyant materials,
and

e Ambulance service,
fire department,
police department®

¢ Vehicle service stations

e Vehicle gas bars, and

e Other uses involving the
manufacturing, disposal,
consumption or storage of
chemical, flammable,
explosive, toxic, corrosive or
other dangerous materials

Restricted uses

N/A

e Development/redevelopment
within the hydraulic
floodway, and

e Hotels®

Additional uses
permitted

Parking facilities®

Parking facilities®

Flood proofing

Required for
development and
redevelopment of
buildings, residential

Flood proofing is required for
all buildings to the satisfaction
of the City and the GRCA.
There are specific flood
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Rule

Flood fringe

Special policy floodplain
area

infill, and conversion of
non-residential
buildings/structures to
residential.

Required for
development and
redevelopment of non-
residential
buildings/structures and
the conversion of
existing non-residential
buildings/structures to
commercial uses.

proofing requirements
depending on the intended use
of the building.

Location of habitable
floor space

Not permitted below the
regulatory flood level®

There are specific location
requirements depending on the
proposed use of the building.

Location of building
openings

Not permitted below the
regulatory flood level.

Windows, doors and other
building openings shall be
located above the regulatory
flood level.

Location of building

Not permitted below the

There are specific location

equipment regulatory flood level. requirements depending on the
proposed use of the building.

Access N/A There are specific location
requirements depending on the
use of the building.

Parking N/A Unenclosed parking shall be

located at or above an
elevation of the 100 year flood
level and shall be flood proofed
to the regulatory flood level.

Site plan control

All development,
redevelopment,
conversion and
renovation of
buildings/structures
shall be subject to site
plan control.

N/A

(1) These uses are permitted if they are flood proofed to the regulatory flood level.
(?) Existing facilities are permitted to expand or extend with the approval of the City

and the GRCA.

() Only if flood proofed to the regulatory flood level and safe access can be

provided.

(4) Subject to the approval by the GRCA.
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() Renovation of existing residential buildings will be permitted provided any new
habitable floor space is not lower than the elevation of the existing floor level and
Nno new units are created below the regulatory flood level.

The “lands adjacent to provincially significant wetlands” and “lands that have locally
significant wetland, significant woodlots, or natural corridor/linkage” overlays
require an environmental impact study to be submitted with a development that
requires an Official Plan amendment, zoning bylaw amendment, plan of subdivision,
plan of condominium, or consent application.

Open space and parks permitted uses

Generally the neighbourhood park (P.2), community park (P.3), regional park (P.4),
and commercial recreation park (P.5) apply to lands designated open space and
parks. The following table summarizes the permitted uses in the P.2, P.3, P.4, and
P.5 zones.

Table 51: Permitted uses within existing P.2, P.3, P.4, and P.5 zones
Permitted uses P.2 |P.3 P4
Amusement rides N
Arena
Botanical gardens
Campgrounds
Cemetery
Club
Concession stands
Conservation area
Dwelling unit(s) for staff
Historic sites
Informal play area
Municipal parkland or recreation area
Museum
Outdoor theatre
Outdoor skating rink
Outdoor sportsfield facilities
Parking areas
Picnic areas
Play equipment
Public swimming pool
Public washroom
Recreation centre
Recreation trail
Wading pool and/or water spray area
Wildlife management area

(1) Subject to the approval of the Medical Office of Health

(2) Consisting of a maximum of four tables
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Open space and parks rules
Table 52 summarizes the existing rules for open space and parks zones.

Table 52: Rules for existing P.2, P.2, P.3, P.4, and P.5 zones

Rules P.2 P.3 P.4 P.5

Minimum lot area N/A N/A N/A 1,200
square
meters

Minimum lot frontage 50 50 50 30 meters

meters® meters® meters®

Minimum side yard and 7.5 meters | 7.5 meters | 7.5 meters | 7.5 meters

rear yard setback

Minimum front yard 6 meters 6 meters 6 meters 6 meters

setback

(1) Despite the minimum lot frontage, a lot frontage of 1 meter for every 100 square
meters of park space is required.

Specialized zones

There are fourteen specialized zones that currently apply to the natural heritage
system, open space, and parks zones. One is a specialized conservation land (P.1)
zone, twelve are specialized open space and parks zones (P.2 through P.5), and
one is a specialized floodway (FL) zone. As outlined in Chapter 3, each of the
specialized zones will be reviewed to determine whether they should be retained,
amended, or deleted.

7.3 Review of municipal zoning trends

7.3.1 Natural heritage system zoning trends methodology and summary of
zoning trends

Natural heritage system zoning trend methodology

When examining zoning trends for the natural heritage system, we were looking to
understand how other municipalities structured their natural heritage system zones,
and the types of uses they permit. To answer these questions, municipalities that
met the following criteria were examined:

¢ The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw older than 2013 but where an
amendment that dealt comprehensively with natural heritage system zones could
also be considered

e Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The municipality must have a comparable natural heritage system land use
framework. A comparable natural heritage system land use framework is based
on a review of their Official Plan to determine whether they use a natural

7-131



heritage system planning approach rather than a natural features based
approach, a review of their land use categories and range of permitted uses to
determine whether there are similarities.

The zoning bylaws that met this criteria and were reviewed were:

The City of Kitchener
The City of Cambridge
The City of Waterloo, and
The Town of Aurora.

Natural heritage system zoning trends
Zoning structure

All zoning bylaws reviewed, with the exception of Waterloo’s zoning bylaw, had one
zone to implement their natural heritage system. Waterloo has three zones which
all permit conservation, parkland, trails and pathways. One zone also permits flood
and erosion control measures and another zone also recognizes existing uses.
Kitchener uses natural heritage system overlays, which provide additional rules for
specific lands within the natural heritage system, which require studies to be
submitted prior to any development.

Uses

All zoning bylaws reviewed permit conservation as a use within their natural
heritage system zones. Kitchener, Cambridge, and Aurora all define conservation
use. The definitions are summarized in Table 53.

Table 53: Definitions of conservation use from other zoning bylaws
Municipality Definition

Kitchener Natural heritage conservation - means the use of land, water,
and/or structures for the protection, management, and
conservation of the natural heritage system. Natural heritage
conservation may include the preservation, maintenance,
sustainable utilization, restoration, and/or enhancement of the
natural environment, and may include forest, fish, and wildlife
management.

Cambridge Conservation use — means an area of land that is generally left
in its natural state and which is used for any combination of
preservation, protection, or improvement of components of the
natural heritage system and which may include, as an
accessory use, passive recreational uses (such as hiking trails
and cross country ski trails), and buildings and structures (such
as nature interpretation centres and public information centres)
Aurora Conservation use — means uses undertaken solely for the
purpose of preserving, maintaining and/or enhancing the
natural environment. Permitted uses are limited to stream bank
protection works, fish, wildlife, forestry, wetlands and
conservation management practices, and trails.

7-132



Additional uses that are permitted in some of the zoning bylaws reviewed are:

Parks, trails, and pathways

Athletic fields

Golf courses

Stormwater management facilities, and
Agricultural uses.

Aurora’s zoning bylaw states that no buildings or structures are permitted within
their natural heritage zone except those for flood or erosion control and those that
are accessory to a permitted use.

7.3.2 Floodplain zoning trends methodology and summary of zoning trends
Floodplain zoning trends methodology

When examining zoning trends for floodplain areas we were looking to understand
how other municipalities structured their floodplain zones and the types of uses that
they permit in them. We were also looking to understand how other municipalities
deal with structures in floodplain areas within zoning bylaws. To answer these
guestions, municipalities that met the following criteria were examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt comprehensively with zoning in floodplain areas could also
be considered

¢ Although not required priority was placed on municipalities that were on Guelph’s
municipal comparison list which also met the above criteria

¢ The municipality must be within the Grand River Conservation Authority’s
regulated area to ensure that the municipality is working within the same set of
conservation authority rules as Guelph, and

¢ The municipality must have comparable floodplain policies in their Official Plan.
Comparable floodplain policies is based on a review of their Official Plan to
determine whether they have policies for one zone and two zone floodplain
areas.

The zoning bylaws that met this criteria and were reviewed were:
e The City of Kitchener

e The City of Waterloo, and
e The City of Cambridge.

Floodplain zoning trends
Zoning structure and uses
Kitchener uses their natural heritage system zone to apply to the floodway portions

of their floodplains. Their natural heritage system zone only permits conservation
uses and existing agriculture. Kitchener defines conservation use as:
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Conservation use: means the use of land, water, and/or structures for the
protection, management, and conservation of the natural heritage system. Natural
heritage conservation may include the preservation, maintenance, sustainable
utilization, restoration, and/or enhancement of the natural environment, and may
include forest, fish, and wildlife management.

Kitchener also has an “existing use floodplain” zone that recognizes existing uses
within their floodway areas. Additionally, Kitchener uses an overlay over the
entirety of its floodplain areas that prohibits certain uses (see section 7.2.3 for a list
of uses prohibited in floodplain areas) and requires a permit from the Grand River
Conservation Authority prior to any development.

Waterloo uses one of their natural heritage system zones to apply to the floodway
portions of their floodplains. Within this zone conservation uses, flood and erosion
control, and parks and trails are permitted. Waterloo’s zoning bylaw does not define
any of these uses.

Cambridge has a “floodway” zone that applies to their floodway portions of their
floodplains. This zone only permits existing agriculture uses and prohibits the same
list of uses as Kitchener’s zoning bylaw. Cambridge, like Guelph, has floodplain
special policy areas where additional uses are permitted. Cambridge uses overlays
within these areas to permit these additional uses.

Structures within Floodplain Areas

None of the zoning bylaws reviewed explicitly deal with structures in floodplain
areas. Through their definitions of conservation uses, each municipality has
provided some guidance as to what structures, if any, may be considered
appropriate in their natural heritage system, including floodplain areas. For
example, Kitchener’s definition of conservation (see above), includes structures that
are required for the “protection, management, and conservation of the natural
heritage system”. Waterloo doesn’t define conservation use or any of the uses that
they permit in their floodplain zone. It is unclear what structures may or may not
be permitted in Waterloo’s floodplain areas by their zoning bylaw. Cambridge’s
definition of conservation (see above) permits accessory buildings and structures
“such as nature interpretation centres and public information centres”.

7.3.3 Open space and parks zoning trends methodology and summary of
zoning trends

Open space and parks zoning trends methodology

When examining zoning trends in this chapter, we were looking to understand how
other municipalities structured their open space and parks zones and the types of
uses they permit in them. To answer these questions, municipalities that met the
following criteria were examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
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2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt comprehensively with open space or parks zones could
also be considered

e Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The municipality must have a comparable opens space and parks land use
framework. A comparable open space and parks land use framework is based on
a review of their Official plan land use categories and range of permitted uses to
determine whether there are similarities.

The zoning bylaws that met this criteria and were reviewed were:

The County of Brant

The City of Kitchener
Norfolk County

The City of Waterloo

The Town of Aurora

The Town of Milton,

The Town of Oakville, and;
The City of Welland.

Open space and parks zoning trends

Zoning structure

All zoning bylaws reviewed have multiple zones that implement their open space
and parks Official Plan land use designations. Brant and Kitchener have zones for
open space and zones for recreation uses. Aurora and Oakville have different zones
for public and private open space and recreation uses. Kitchener and Milton have a
zone specifically for stormwater management facilities and Waterloo, Milton, and
Oakville have a zone specifically for golf courses. Oakville was the only zoning
bylaw that had a separate zone for cemeteries. There are a range of options used
by municipalities to zone for parks and open spaces.

Uses

Generally all of the zoning bylaws reviewed permit a range of recreational uses as
well as conservation use in their parks and open space zones. Conservation use is
usually permitted in open space and parks zones as often these spaces are located
adjacent or in some cases integrated with the natural heritage system. The zoning
bylaws reviewed varied in their approaches as to how they permit recreation uses.
Some zoning bylaws permit broad categories, such as recreation, and others
identified specific types of recreation such as parks, golf courses, community
centres, recreation facilities, and cemeteries. Most of the zoning bylaws did not
include definitions for the uses that they permitted.

7.4 Phase 1 community engagement - what we heard

As part of phase 1 community engagement we heard the following about natural
heritage system zones, and parks and open space zones:
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e That natural features should be protected, and
e That simple structures, such as trails, should be permitted in floodway areas.

7.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for a new zoning
bylaw about:

e The types of zones that should apply to the natural heritage system and the uses
that should be allowed in those zones

e The types of zones that should apply to the floodplain areas and the uses that
should be allowed in those zones

e The types of zones that should apply to open space and parks areas and the uses
that should be allowed in those zones

¢ How the natural heritage system identified in the Official Plan should be
demarcated in a zoning bylaw,

e In consideration of the floodplain policies in the Official Plan and Grand River
Conservation Authority rules, the types of buildings and structures that are
appropriate within floodplain areas.

The Official Plan, Grand River Conservation Authority rules, zoning trends, and
comments from phase 1 community engagement were considered in the
development of the options and preliminary recommendations put forward in this
chapter.

7.5.1 Zone structure

Providing a clear connection between the natural heritage system, open space, and
parks zones and the Official Plan land uses is important. It helps users of the zoning
bylaw understand why certain uses are permitted and why the rules about the
location of buildings and structures are the way they are. It is the Official Plan,
together with provincial policies and Grand River Conservation Authority rules that
broadly determines what is permitted within the natural heritage system. It is also
the Official Plan that broadly determines what is permitted within open space and
parks areas. The following are options and preliminary recommendations for the
number and types of zones that will hep make this connection and that will also
reduce the overall number of zones making a new zoning bylaw simpler.

Natural heritage system lands

Option 1 (preliminary recommendation): It is recommended that one zone be
created that would apply to the entirety of the city’s natural heritage system. This
zone would permit conservation uses and legally existing uses, consistent with the
uses permitted in the Official Plan. It is recommended that conservation use be
defined to include the preservation, maintenance, sustainable utilization,
restoration, and/or enhancement of the natural environment. Conservation may
also include accessory low impact scientific and educational activities and passive
recreation activities that have no negative impact on the conservation use. The
additional uses that may be permitted in specific natural heritage system features
or their buffers, subject to conditions, would be permitted through site specific
zoning amendments.

7-136



This approach provides a clear connection between the Official Plan natural heritage
system policies and reduces the number of overall zones. It also ensures that uses
that are permitted subject to conditions to be considered where proposed through
applications where the studies that are required to be submitted, according to the
Official Plan, to be requested.

Option 2: This option also creates one natural heritage system zone with general
permitted uses. Overlays, a set of additional rules that apply to specific areas,
would be used for each feature type and feature type buffers to indicate additional
uses that are permitted subject to criteria. Through the use of overlays, this
approach would visually indicate the location of specific natural heritage system
features and buffers and would provide a clear set of rules for additional uses that
are permitted. However, this approach, to align with the Official Plan, would need to
include rules that require the submission of studies. This could be considered zoning
with conditions. Provincial regulations under the Planning Act do not currently exist
to write zoning with conditions. Despite this, many municipalities have included
additional rules for uses within their natural heritage system subject to the
submission of studies.

Option 3: This option would create a series of zones that are feature specific,
similar to the existing zoning bylaw approach which contains a wetland (WL) zone
that applies to wetlands and their buffers. Zones will be created based on groupings
of natural heritage features that permit the same uses. Separate zones will be
created for buffers. This approach also provides a clear connection between the
Official Plan and zoning. However, because each feature would be zoned a different
zone, it will be difficult to determine the boundaries of each feature and some
features may overlap. This may present challenges for mapping the zones. Zoning
for specific features does not acknowledge that planning for natural areas has
evolved from a feature based approach to a systems based approach. The Official
Plan policies are based on a natural heritage system approach which recognizes the
connections between different natural heritage features. Also it does not accurately
reflect the natural heritage system approach to the Official Plan policies. Unlike
option one, this option would not reduce the number of natural heritage systems
zones. It would increase it substantially.

Floodplain lands

Floodway preliminary recommendation: Within the floodway portions of the
floodplain areas, which is the rivers and immediately adjacent lands, it is
recommended that the natural heritage system zone recommended in option one
above apply to the floodway. This is consistent with the Official Plan floodway
policies as the recommended natural heritage system zone permits the same uses
that are permitted in the floodways, which are existing uses and natural heritage
conservation.

Flood fringe preliminary recommendation: Within the flood fringe portion of
the floodplain areas, which are lands that are farther out from the rivers in areas
where it has been determined certain types of development may occur, it is
recommended that a zone that implements their Official Plan land use apply.
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Generally these lands have a land use that allows for development. Additionally, to
align with Provincial direction, the Grand River Conservation Authority’s policies and
the Official Plan it is recommended that an overlay be applied to flood fringe lands
to prohibit certain uses that are not permitted within any portion of the floodplain
and to require that a permit be obtained from the Grand River Conservation
Authority prior to any development.

Open Space and Parks

Preliminary recommendation: It is recommended that three zones apply to
existing municipal parks and community centres based on the hierarchy of park
land within the Official Plan. One zone is proposed for neighbourhood parks,
including urban squares, which will generally permit parks, trails, and conservation
uses. A second zone is recommended for community parks that will permit
everything that a neighbourhood park permits and will also permit community
centres. The third zone proposed would apply to regional parks and will permit
everything that a community park permits and will also permit private recreation
facilities.

Additionally, an open space zone is recommended that would apply to the city’s
open space areas that are not parks. Typically these are lands that are part of the
city’s trail system but are not adjacent or within the natural heritage system or
parks. A golf course zone is also proposed that would apply to the exiting golf
courses within the city. Golf courses are part of the city’s open space system but
are not part of the city’s park land. This option ensures that park land is clearly
identified as separate from other privately owned and/or operated recreational
uses.

This approach provides a clear link between the zoning bylaw and the Official Plan
land uses.

Stormwater management facilities

Option 1 (preliminary recommendation): It is recommended that one zone be
created to apply to existing and proposed stormwater management facilities. This
option identifies the location of exiting stormwater management facilities and
recognizes them as a unique use that tends to locate within natural heritage or
open space areas. This option would clarify that stormwater management facilities
are a separate use of land from parks and the natural heritage system while still
recognizing that they are designated in the Official Plan as part of either the natural
heritage system or open space system.

Option 2: This option would zone stormwater management facilities the
recommended natural heritage system zone or the recommended open space zone.
The zone would be determined based on the Official Plan land use of the property.
Stormwater management facilities would either be permitted under the proposed
“existing use” use or could be permitted through a separate use called “existing
stormwater management facilities”. Future stormwater management facilities could
be permitted through a development application, such as a subdivision, and
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permitted through a site specific provision on that property. This option is not as
clear as option one and may cause confusion in implementation.

7.5.2 Uses
Natural heritage system permitted uses

Preliminary recommendation: To ensure conformity with the Official Plan,
provide for a streamlined and user-friendly zoning bylaw, and reflect new trends in
zoning, it is recommended that a new zoning bylaw permit the following uses within
the recommended natural heritage system zone. The proposed types of zones
referred to in the following table are based on the preliminary recommendations for
the structure of the natural heritage system zone. The natural heritage system zone
is referred to in Table 54 as "NHS”".

Table 54: Recommended permitted uses in the natural heritage system
zone

Permitted uses NHS
Conservation Y
Existing use Y

Conservation is proposed to be defined as:

“means the use of land, water, and/or structures for the protection, management,
and conservation of the natural heritage system. Conservation may include the
preservation, maintenance, sustainable utilization, restoration, and/or enhancement
of the natural environment, and may include forest, fish, and wildlife management.
Conservation may include accessory low impact scientific and educational activities,
and passive recreation activities, including trails”.

Floodplain overlays

Preliminary recommendation: It is recommended that two overlays apply to the
city’s floodplain areas. One for the one zone and two zone floodplains, and the
second, the exiting floodplain overlay that applies to the special policy area
floodplain. Both overlays will require that a permit be obtained from the Grand
River Conservation Authority, where required, prior to any development. Both
overlays will also prohibit the following uses:

e Institutional uses associated with hospitals, nursing homes, pre-schools, school
nurseries, child care centres, and schools

e Essential emergency services such as fire, police and ambulance stations, and
electrical substations, and

e Uses associated with the disposal, manufacturing, treatment or storage of
hazardous substances.

The special policy area floodplain will permit additional uses, restrict uses and
provide rules about development are outlined in Table 49 earlier in this chapter.
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Open space and parks permitted uses

Preliminary recommendation: To ensure conformity with the Official Plan,
provide for a streamlined and user-friendly zoning bylaw, and reflect new trends in
zoning, it is recommended that a new zoning bylaw permit the following uses within
each of the following open space and parks zones. The proposed types of zones
referred to in the following table are based on the preliminary recommendations for
zone structures above and are as follows:

Open Space (0S)

Golf Course (GC)

Stormwater Management (SWM)
Neighbourhood Park (NP)
Community Park (CP), and
Regional Park (RP).

Table 55: Recommended permitted uses in open space, stormwater
management and parks zones

Permitted Use OS| GC [ SWM NP CP | RP
Conservation Y Y Y Y Y |Y
Community centre N N N N Y |Y
Golf course N |Y N N N |N
Recreation facility N |Y N N N |Y
Park N N N Y Y |Y
Trail Y |Y N Y Y |Y
Stormwater management facility N N Y N N |N

7.5.3 Mapping the natural heritage system in zoning

Preliminary recommendation: To implement the natural heritage system, it is
recommended that the following criteria be used to describe the boundaries of the
recommended natural heritage system zone as part of the comprehensive zoning
bylaw review:

¢ Use the Official Plan land use, development constraints, and natural heritage
system maps as a base map

e Incorporate updated mapping from the Ministry of Natural Resources and
Forestry, the Grand River Conservation Authority, and other relevant third
parties

e Incorporate updated mapping from development applications that have been
approved since the Official Plan was approved, using approved Environmental
Impact Studies or equivalent studies

e Where there is more than one natural heritage system feature on a property,
zone to the farthest limits of the features, and

¢ Include natural heritage feature buffers in the limits of the natural heritage
system zone.
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7.5.4 Structures in floodplain areas

The Official Plan does not permit buildings or structures in the floodway portion of
the floodplain areas. This Official Plan policy is consistent with provincial policies
and Grand River Conservation Authority rules. A review of other zoning bylaws
show that despite certain uses being permitted within floodway areas, for example
recreation uses, generally structures associated with those uses are not permitted
outright. Based on this, it is recommended that structures that meet the Ontario
Building Code definition of structure, with the exception of structures that are used
for flood control measures, continue to not be permitted within the floodway
portions of the city’s floodplain areas.

7.6 Questions for you

1. Staff is recommending that one zone be used to apply to the natural heritage
system creating a clear and concise zoning bylaw. What are your thoughts on
this approach?

2. Staff is recommending that six zones be used to apply to lands designated open
space and parks. These zones include three zones that would apply to
neighbourhood parks, community parks, and regional parks. It also incudes a
golf course zone, a stormwater management zone, and an open space zone.
What are your thoughts on this approach?

3. In consideration of the natural heritage system policies in the Official Plan, two
uses are recommended to be allowed in the natural heritage system zone,
conservation and existing uses. Do you agree or disagree with these
recommended uses? Why or why not? Are there uses that are allowed by the
Official Plan that were missed that should be considered?

4. In consideration of the open space and parks land use in the Official Plan,
certain uses are recommended to be allowed. Do you agree or disagree with the
types of uses proposed to be allowed? Why or why not? Are there uses that are
allowed by the Official Plan that were missed that should be considered?

5. To delineate the boundary of the natural heritage system in zoning a set of
criteria are recommended to be followed. Do you agree with this criteria? Why or
why not? Are there other criteria that should be considered?

6. Based on the Official Plan policies, provincial policies, and Grand River
Conservation Authority rules, it is recommended that structures, not including
flood control structures, continue to not be permitted within the floodway areas
in Guelph. What are your thoughts on this recommendation?

7. What other comments do you have about the topics discussed in this chapter
that should be considered?

You can share your comments with us in person at an upcoming workshop in
November 2019. For a full listing of workshop events and information about how to
register please visit our website. As of November you can also share your
comments online through our online engagement platform or via email.
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8.0 Major institutional
8.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the City’s major institutional lands. The existing institutional zones are
compared to the major institutional land use policies to understand where changes
are required to conform to these policies within a new zoning bylaw. Zoning bylaws
from other municipalities are reviewed to understand emerging trends. Options and
recommendations for a new zoning bylaw are explored.

In this chapter we are seeking your thoughts on:

¢ The number and type of institutional zones that should be in a new zoning bylaw,
and

e In consideration of the major institutional land use in the Official Plan, the types
of institutional uses that should be permitted.

Specific questions related to these topics can be found in section 8.6 as well as
instructions for how to share your comments.

Special needs housing, which includes housing for seniors and group homes are not
only permitted in major institutional areas of the City but are also permitted in
residential areas and commercial/mixed use areas. Special needs housing is
discussed in Chapter 3. Additionally, specific small-scale institutional uses, such as
places of worship and schools, are permitted within residential areas rather than in
major institutional areas. These types of institutional uses are discussed in Chapter
4,

8.2 Current land use planning policies and zoning bylaw rules
8.2.1 Provincial policies

Provincial Policy Statement (2014)

The Provincial Policy Statement acknowledges that healthy, livable and safe
communities include an appropriate range and mix of residential, employment,
institutional, recreation, parks and open spaces to meet the long-term needs of
people.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe directs new major
institutional uses to intensification areas, such as downtown Guelph.

8.2.2 Guelph Official Plan

The Major Institutional land use designation applies to Guelph’s existing major
institutional uses including the University of Guelph, Conestoga College, Guelph
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General Hospital, and St. Joseph’s Health Centre. There are approximately 27
properties that are designated, either in whole or in part, Major Institutional.

The major institutional land use designation recognizes and supports large scale
institutional uses ensuring that institutional, educational, health care, and social
services are provided in suitable locations throughout Guelph. The major
institutional land use designation also provides for a full range of continuum of care
facilities, such as long term care facilities and retirement residential facilities, in
appropriate locations. The permitted uses within major institutional areas include:

Public buildings

Universities and colleges

Social and cultural facilities

Correctional and detention facilities

Hospitals

Special needs housing;

Health care facilities, and

Complementary uses such as convenience commercial, personal services, and
residences, where accessory to one of the main permitted uses, day care
facilities, parks and recreation facilities, and non-livestock based agriculture.

8.2.3 Guelph’s Zoning Bylaw

There are currently two institutional zones that permit major institutional uses.
They are:

e University of Guelph and Guelph Correctional Centre - 1.2, and
e Health and Social Services - 1.3.

Additionally the Educational, Spiritual and Other Services Zone (I.1) generally
applies to specific properties within the city’s residential areas to permit certain
institutional uses, such as places of worship and schools. Generally this zone is
used to implement a specific Official Plan policy for residential lands to provide for
specific institutional within residential neighbourhoods. This zone is summarized
and analyzed in Chapter 4.

Permitted uses

Each zone permits a range of institutional and other uses that are suitable for the
intent of each zone. Table 56 summarizes the permitted uses in the existing major
institutional zones. The major institutional zones are listed within the zoning
abbreviations used in the existing zoning bylaw, for example I.2.

Table 56: Permitted uses within existing major institutional zones

Permitted uses

Day care centre

Group home

Guelph correctional centre and its directly related operations
Medical clinic

Medical office

z|z|<|<|<|H
<|<|z|<|<|H
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Permitted uses

Medical treatment facility

Recreation centre

Research establishment

Residential facilities including units for short term guests, and units for
staff and for those undergoing training on site

Social service establishment

University of Guelph and its directly related operations

Z|z|z|z~
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Rules

The major institutional zones include rules for:

Minimum lot area

Minimum setbacks

Maximum building height, and
Buffer strips.

Specialized zones

There is one specialized zone that applies to St. Joseph’s Health Centre. This
specialized zone permits apartment buildings, homes for the aged, nursing homes,
and retirement residential facilities in addition to the uses permitted in the 1.3 zone.
This specialized zone also contains rules that are specific for the additional uses
permitted. These rules include a minimum number of dwelling units, a maximum
floor space index (the amount of land that the buildings can take up), and minimum
parking spaces required.

8.3 Review of municipal zoning trends
8.3.1 Methodology

When examining zoning trends in this chapter we were looking to understand how
other municipalities structured their major institutional zones, what types of uses
they permit in them, and the types of rules they have. To answer these questions,
municipalities that met the following criteria were used:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt comprehensively with major institutional zones could also
be considered

e Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria

e The municipality must have a comparable major institutional land use
framework. A comparable major institutional land use framework is based on a
review of their Official Plan land use categories and range of permitted uses to
determine whether there are similarities, and

e The municipality must have either a university, college, or hospital.

The zoning bylaws that met this criteria and were reviewed were:
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e The City of Kitchener
e The Town of Oakville, and
e City of Waterloo.

8.3.2 Summary of zoning trends

Types of major institutional zones and permitted uses

Kitchener, Oakville, and Waterloo’s zoning bylaws all use one zone to apply to their
major institutional lands. Each zoning bylaw permits a range of uses that aligns
with uses permitted in their Official Plans. Table 57 summarizes the uses permitted
in Kitchener, Oakville, and Waterloo’s zoning bylaws. All three zoning bylaws permit
a community facility or community centre. Kitchener and Oakville permit an art
gallery/artisan’s establishment, day care facility, health clinic/medical office,
hospital, place of worship, post secondary school, and residential care facility/long
term care facility. Waterloo’s zoning bylaw includes broad categories of uses such
as “education institution” and “institution”, which, depending on how they are
defined or interpreted, may include some of the uses permitted in Kitchener and

Oakville’s zoning bylaws.

Table 57: Uses permitted in Kitchener, Oakville, and Waterloo’s major

institutional zones

Permitted Uses

Kitchener

Oakville

Waterloo

Adult education school

Artisan’s establishment/art gallery

Auditorium

Business office

Cemetery

Community facility/community centre

Commercial parking area

Conservation use

Continuing care community

Cultural facility

Day care facility

Educational institution

Elementary school

Emergency service facility

Emergency shelter

Food bank

Funeral home

Government use

Health clinic/medical office

Hospice

Hospital

Institution

Library

Museum

Park

Z1Z2Z21Z2I¥|<KLZIK<1ZIZIZI¥Z2<¥L|<L|1Z|IZ|<|<|1Z2|12|<|<
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Permitted Uses Kitchener | Oakville | Waterloo
Place of worship

Post secondary school

Private school

Public works yard

Residential care facility/long term care facility
Retirement home

Secondary school

Social Service Establishment

Stormwater management facility

z|<|<|z|<|z|z|<|=<
<|z|z|<|=<|<|=<|<]|=<
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Rules

All zoning bylaws reviewed have rules for minimum setbacks from lot lines.
Kitchener and Waterloo’s zoning bylaws also included rules for minimum landscaped
open space, the amount of the lot that has to be covered with vegetation. Kitchener
also requires a minimum lot frontage.

8.4 Phase 1 community engagement - what we heard

As part of phase 1 community engagement there were no comments received about
major institutional zones, uses, or rules. Appendix A contains a summary of all
comments from the phase 1 community engagement, including staff responses.

8.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for a new zoning
bylaw about:

e The types of major institutional zones and uses that should be allowed, and
e The types of rules for major institutional uses.

8.5.1 Zone structure

Providing a clear connection between the major institutional zones and the Official
Plan Major Institutional land use is important. It helps users of the zoning bylaw
understand why certain uses are permitted. It is the Official Plan that broadly
determines what is permitted on major institutional properties. The following are
options and preliminary recommendations for the number and types of zones that
will help make this connection and that will minimize the number of zones making a
new zoning bylaw simpler.

Option 1 (preliminary recommendation): It is recommended that the two
existing major institutional zones, 1.2 and 1.3 be retained. One zone would continue
to apply to and permit the University of Guelph along with some complementary
uses. A second zone would apply to all other properties designated Major
Institutional in the Official Plan, lands such as the Guelph General Hospital,
Conestoga College, and St. Joseph’s Health Centre. This zone would permit a range
of institutional uses, such as hospitals, medical clinics, post-secondary schools, and
social service establishments.
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This option continues to recognize the University of Guelph as a separate and
distinct use within the city. The University of Guelph provides unique post-
secondary programming with its degrees in agriculture and veterinary medicine.
Although this option would continue to retain two zones for major institutional uses,
it continues to permit the full range of major institutional uses contemplated by the
Official Plan while continuing to recognize the uniqueness of the types of post-
secondary education offered by the University of Guelph

Option 2: This option would create one zone that would apply to all lands
designated Major Institutional. This zone would permit the full range of uses
allowed by the Official Plan. Option two provides flexibility in the uses permitted on
major institutional properties and also reduces the number of major institutional
zones. This approach does not recognize the University of Guelph as a unique use
in Guelph and would allow for all post-secondary school uses under one broad
category. Generally broader categories of uses is one preferred outcome of a new
zoning bylaw, however in this case, the University of Guelph offers unique degree
opportunities, as outlined in option 1 above, which should continue to be permitted
on University of Guelph lands only.

8.5.2 Uses

To ensure conformity with the Official Plan, provide for a streamlined and user-
friendly zoning bylaw, and reflect new trends in zoning, Table 58 includes a
summary of recommended uses for the major institutional zones, based on the
preliminary recommended zoning structure, in a new zoning bylaw permit the
following uses. The following proposed zone names are used in Table 58:

e MI1 - Major institutional 1 - General
e MI2 - Major institutional 2 — University of Guelph

Table 58: Recommended permitted major institutional uses

Permitted Uses MI1 | MI2
Convenience store Y |y
Community centre

Day care facility

Group home

Hospice

Hospital

Long term care facility
Medical clinic

Medical office

Post secondary school
Recreation facility
Retirement residential facility
Service establishment

Social services establishment
University of Guelph

<|<|=<
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(1) permitted as a complementary use

8.5.3 Rules

It is recommended that rules for minimum setbacks, maximum building heights,
minimum lot area, and buffer strips be retained.

8.6 Questions for you

1.

Staff has proposed options for zoning the city’s major institutional properties
that provide flexibility in the allowed uses and recognize the University of Guelph
as a unique use in the city. What are your thoughts on this proposed approach?

. In consideration of the Major Institutional land use in the Official Plan, certain

institutional uses are recommended to be allowed. Do you agree or disagree
with the types of uses proposed to be allowed? Why or why not? Are there uses
that are allowed by the Official Plan that were missed that should be considered?

. Do you agree or disagree that the existing rules for setbacks, building heights,

lot area, and buffers strips should be retained? Why or why not? Are there other
rules that should be considered?

What other comments do you have about major institutional zones that should
be considered?

You can share your comments with us in person at an upcoming workshop in
November 2019. A full listing of workshop events and information about how to
register will be available on our website in early November 2019. As of November
you can also share your comments online through our online engagement platform
or via email.
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9.0 Major utility

9.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the major utility properties owned or operated by the City. Zoning bylaws
in other municipalities are reviewed to understand emerging trends. Options and
recommendations for a new zoning bylaw are explored.

In this chapter we are seeking your thoughts on:

¢ Whether there should be a separate major utility zone that applies to properties
designated Major Utility in the Official Plan, and

e If there should be a separate major utility zone, in consideration of the Official
Plan major utility policies, the types of major utility uses that should be
permitted in a major utility zone.

Specific questions related to these topics can be found in section 9.6 as well as
instructions for how to share your comments.

9.2 Current land use planning policies and zoning bylaw rules
9.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement requires that infrastructure, electricity generation
facilities and transmission and distribution systems be provided in a coordinated,
efficient and cost effective manner.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

Similar to the Provincial Policy Statement, A Place to Grow: Growth Plan for the
Greater Golden Horseshoe (Growth Plan) requires that land use planning,
infrastructure planning, and infrastructure investment be coordinated. Efficient use
of existing infrastructure is prioritized.

9.2.2 Guelph Official Plan

The Major Utility Official Plan land use applies to City owned or operated properties
that contain major utilities including Guelph’s public works yard, waste water
treatment plant, water services, and waste resources innovation centre. There are
approximately seven properties that are designated, either in whole or in part,
Major Utility.

The purpose of the Major Utility land use designation is to recognize the City’s
existing major utilities. The permitted uses within the Major Utility land use include:

e Water and wastewater treatment facilities

e Transfer stations
e Electrical transformer stations and associated facilities
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e Facilities for waste reuse, recycling, reclamation, recovery, composting or
anaerobic digestion, and
e Municipal works yards.

9.2.3 Guelph’s Zoning Bylaw

Guelph’s existing zoning bylaw does not include a major utility zone. The properties
that are identified as Major Utility within the Official Plan area currently zoned
either industrial or park.

9.3 Review of municipal zoning trends
9.3.1 Methodology

When examining zoning trends in this chapter, we were looking to understand how
other municipalities zoned major utility properties, what types of uses they permit
in these zones, and the types of rules they have. To answer these questions,
municipalities that met the following criteria were examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt comprehensively with the topic of major utility could also
be considered

¢ Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The municipality must have a comparable major utility land use. A comparable
major utility framework is based on a review of their Official Plan land use
categories and range of permitted uses to determine whether there are
similarities.

The zoning bylaws that met this criteria and were reviewed were:

e The City of Kitchener, and
e The Town of Oakuville.

9.3.2 Summary of zoning trends
Approaches for zoning major utility properties and permitted uses

Kitchener and Oakville have one major utility or utility zone that applies to lands
that are identified in their Official Plans as major utility. Kitchener’s major utility
zone provides a clear link between the zone and the major utility Official Plan land
use.

Oakville’s utility zone doesn’t permit the full range of uses permitted by their
Official Plan. Oakville’s Official Plan permits pumping stations, water and sewage
treatment plants, electrical transformer and distributing stations, reservoirs, and
cogeneration facilities and other power generation facilities on their major utility
properties. Oakville’s zoning bylaw applies the utility zone to all of their major
utility properties but only permits conservation use, stormwater management

9-150



facilities, and major transit stations. It isn’t clear whether the major utility uses on
these properties are permitted by the uses within the major utility zone. There also
isn’t a clear connection between Oakville’s major utility zone and its major utility
land use designation. Oakville uses a general rule within their zoning bylaw to
permit infrastructure uses broadly across the municipality. It may be that between
their major utility zone and this general rule that the town’s major utility uses are
permitted.

Table 59 summarizes the uses permitted within Kitchener and Oakville’s major
utility zones.

Table 59: Uses permitted in Kitchener and Oakville’s major utility zones

Permitted uses Kitchener | Oakville
Conservation use N Y
Electrical transformer station Y

Major transit station N Y

Public works yard Y N
Stormwater management facility N Y
Transportation facility Y N

Waste management facility Y N

Water and wastewater treatment facility Y N

Rules

Kitchener and Oakville’s major utility zones include rules for building setbacks from
property lines.

9.4 Phase 1 community engagement —what we heard

As part of phase 1 community engagement there were no comments received about
major utility uses, or rules. Appendix A contains a summary of all comments from
the phase 1 community engagement, including staff responses.

9.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for a new zoning
bylaw about:

e The types of zones that should apply to major utility properties and uses that
should be allowed, and
e The types of rules for major utility uses.

9.5.1 Zone structure and permitted uses

Providing a clear connection between the major utility zone(s) and the Official Plan
Major Utility land use is important. It helps users of the zoning bylaw understand
why certain uses are permitted. It is the Official Plan that broadly determines what
is permitted on major utility properties. The following are options and preliminary
recommendations for the number and types of zones that will help make this
connection and that will minimize the number of zones making a new zoning bylaw
simpler.
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Preliminary recommendation: To implement the Major Utility Official Plan land
use it is recommended that a new zone be created that would permit major utility
uses. Generally, the properties are currently zoned either industrial or park. These
existing zones don’t reflect the existing use of the properties and don't reflect the
permitted uses in the major utility Official Plan land use designation. A new major
utility zone would provide a connection between the zoning and the Official Plan
providing a clear intent of the existing and future use of these properties.
Additionally, to conform with the uses allowed in the Major Utility Official Plan land
use designation, it is recommended that a new major utility zone permit:

Electrical transformer stations

Municipal works yards

Waste management facilities, and

Water and wastewater treatment facilities.

9.5.2 Rules

It is recommended that rules for minimum setbacks, including larger setbacks and
visual barriers when adjacent to residential areas, and rules for outdoor storage be
included in a new major utility zone. These rules will be similar to the rules
recommended for the employment zones.

9.6 Questions for You

1. Staff has recommended that a major utility zone be created that would apply to
properties identified as major utility in the Official Plan. What are your thoughts
on this approach?

2. In consideration of the Major Utility land use in the Official Plan, certain major
utility uses are recommended to be allowed. Do you agree or disagree with the
types of uses proposed to be allowed? Why or why not? Are there uses that are
allowed by the Official Plan that were missed that should be considered?

3. Do you agree or disagree with the recommended rules? Why or why not? Are
there other rules that should be considered?

4. What other comments do you have about the major utility zones that should
be considered?

You can share your comments with us in person at an upcoming workshop in
November 2019. A full listing of workshop events and information about how to
register will be available on our website in early November 2019. As of November
you can also share your comments online through our online engagement platform
or via email.
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10.0 Guelph Innovation District Secondary Plan
Area, Clair-Maltby Secondary Plan Area, and
Reserve Lands

10.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the Guelph Innovation District (GID) Secondary Plan area and the Clair-
Maltby Secondary Plan area and the Official Plan Reserve Lands land use
designation.

The GID planning area includes approximately 436 hectares (1,000 acres) of land
bounded by York Road, Victoria Road South, the York-Watson Industrial Park and
the City’s southern boundary, south of Stone Road East. The Guelph Innovation
District Secondary Plan (approved and in effect in 2017) guides future development
within this area. Some areas within the GID have land use designations used city-
wide and are already developed. Others have land use designations specific to the
GID and require some additional planning before they can be developed. In this
chapter we are seeking your thoughts on:

¢ How lands that require some additional planning, which may not be complete by
the time a decision is made on a new zoning bylaw, should be zoned in a new
zoning bylaw, and

e Whether the recommended zoning for the lands that have existing development
is appropriate.

The Clair-Maltby planning area includes approximately 415 hectares of land
bounded by Clair Road, Victoria Road, Maltby Road and the eastern limits of the
Southgate Business Park. Planning for this area is underway through a process
called the Clair-Maltby Secondary Plan. At this time it is anticipated that the Clair-
Maltby Secondary Plan will be approved before a decision on a new zoning bylaw is
made. We know that there will still be additional planning work that will be needed
before any land within Clair-Maltby can be developed, such as the subdivision of
lands. This additional work may take many years and a new zoning bylaw may be
approved before this work is finished. In this chapter we are seeking your thoughts
on:

¢ How lands within the Clair-Maltby area should be zoned in a new zoning bylaw in
advance of the anticipated additional planning work.

Specific questions related to these topics can be found in section 10.6 as well as
instructions for how to share your comments.
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10.2 Current land use planning policies, other Guelph studies, and
zoning bylaw rules

10.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) contains policies regarding the planning of
urban areas, which include considerations for many things such as providing for an
appropriate range and mix of housing types and densities and efficiently using land
and resources. The PPS does not provide direction on how urban areas should be
zoned. It acknowledges that zoning bylaws are one important tool that should be
used for implementation of the PPS.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

While A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth
Plan) does not provide specific direction to zoning bylaws. It references that zoning
bylaws are important implementation tools to achieve the policies and density
targets of the Growth Plan.

10.2.2 Official Plan - Guelph Innovation District Secondary Plan

The Guelph Innovation District planning area includes approximately 436 hectares
of land bounded by York Road, Victoria Road South, the York-Watson Industrial
Park and the City’s southern boundary, south of Stone Road East. The Guelph
Innovation District Secondary Plan (GID), which has been in effect since 2017,
guides future development within this area. The GID includes land uses that are
specific to the GID area and those that are used city-wide. These land uses include:

Adaptive Re-use

Mixed-use Corridor (GID)

Employment Mixed-use 1

Employment Mixed-use 2

Residential

Glenhome Estate Residential

Significant Natural Areas and Natural Areas. See Chapter 7 for an overview of
this land use designation

Open Space and Park. See Chapter 7 for an overview of this land use designation
Major Utility. See Chapter 9 for an overview of this land use designation
Industrial. See Chapter 6 for an overview of this land use designation

Service Commercial. See Chapter 5 for an overview of this land use designation,
and

¢ Neighbourhood Commercial Centre. See Chapter 5 for an overview of this land
use designation.

Certain service commercial and all of the neighbourhood commercial centre lands
are proposed to be changed to the Commercial Mixed-use Centres land use
designation through an in progress city initiated Official Plan amendment. This
amendment is the result of a city initiated commercial policy review that has been
in progress since 2016. The recommendations for zoning of these lands is based on
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the assumption that this Official Plan amendment is approved in advance of a new
zoning bylaw being approved.

The majority of lands within the GID will be developed through future development
applications that require additional planning work known as “Block Planning”.
Generally block planning requires the submission of additional studies before the
land can be developed. An overview of the land use designations found within the
block plan areas is not provided as it is not recommended that these lands be
zoned to align with the GID land uses at this time. See Section 10.5.1 for zoning
recommendations for these lands.
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Figure 8: GID Block Plan Areas

The lands that are not part of the GID block plan areas, which are those shown in
white in Figure 8, do not require coordination of development amongst property
owners. Most of these lands have existing development, and generally are not
anticipated to change much over time, with the exception of some Employment
Mixed-use 2 designated lands along Stone Road East and Watson Parkway South.
The land that are not within the block plan areas are designated:

e Major Utility

Service Commercial

Commercial Mixed-use Centre

Employment Mixed-use 2

Glenholme Estate Residential

Significant Natural Area/Natural Area, or
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e Open Space and Park.

For lands outside of the block plan areas, only the Employment Mixed-use 2 land
use designation and the Glenholme Estate Residential land use designation are
unique to the GID. The remaining land uses are found elsewhere throughout the
city.

Employment Mixed-use 2 land use designation

The purpose of the Employment Mixed-use 2 land use designation is to encourage a
mix of uses including commercial, educational, and institutional to support the role
of these lands as an employment area for a Guelph Agri-Innovation Cluster. An
agri-innovation cluster consists of two main sectors; food and wellness, and agri-
business. To encourage these types of uses the following uses are permitted:

Research and development facilities

Office and administrative facilities

Cultural and education uses

Institutional uses

Entertainment and recreational commercial uses

Ancillary retail uses, and

Complementary uses including convenience commercial and community facility
uses.

Residential, live/work, and logistics/warehousing uses are not permitted within
Employment Mixed-use 2 land use designation. Building heights on Lands
designated Employment Mixed-use 2 along Stone Road East, are required to be a
minimum of nine meters and a maximum of six storeys.

Glenhome Estate Residential land use designation

The Glenhome Estate Residential land use designation applies to an existing low
density estate residential area on large lots that are currently serviced by private
individual on-site water and wastewater services. It is anticipated that the existing
residential uses will remain with opportunities for minor additional residential infill
development. The following uses are permitted:

¢ Single detached dwellings
e Accessory apartments, and
e Home occupations.

A minimum lot size of 0.4 hectares is required and where lots are proposed to be
divided, the average lot size must be 0.7 hectares. New residential development
may be permitted within the Glenhome Estate Residential area on private services,
usually subject to conditions, until full municipal services are available.
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10.2.3 Clair-Maltby Secondary Plan and Official Plan Reserve lands use
designation

Clair-Maltby Secondary Plan

The Clair-Maltby planning area includes approximately 415 hectares of land
bounded by Clair Road, Victoria Road, Maltby Road and the eastern limits of the
Southgate Business Park. Planning for this area is underway through a process
called the Clair-Maltby Secondary Plan. Currently, the Clair-Maltby Secondary Plan
area includes lands with the following land use designations:

e Reserve Lands

e Low Density Greenfield Residential. See Chapter 4 for an overview of this land
use

e Corporate Business Park. See Chapter 6 for an overview of this land use

e Special Study Area. The Special Study Area applies to 2054 Gordon Street, the
Springfield Golf Course, and permits the existing golf course as an interim use

¢ Industrial. See Chapter 6 for an overview of this land use, and

¢ Significant Natural Areas and Natural Areas. See Chapter 7 for an overview of
this land use.

All of the land uses are being reviewed as part of the Clair-Maltby Secondary Plan
process which is currently underway.

Reserve Lands

Generally the Reserve Lands land use designation applies to lands that form part of
the city’s future urban lands and to lands where there may be servicing, access or
other development related limitations for future development. Because further land
use studies or servicing is required for these lands, the Official Plan states that it is
premature to apply specific urban land uses to these lands until a secondary plan
has been completed. There are approximately 57 properties that are designated,
either in whole or in part, Reserve Lands.

The majority of the Clair-Maltby Secondary Plan area and the rolling hills
community are designated Reserve Lands. Lands that are within the licensed area
of an existing mineral aggregate operation south of the Speed River, west of the
Hanlon Expressway and north of College Avenue is also designated Reserve Lands.

Existing legal uses are the only allowed uses within the Reserve Lands land use
designation. The Official Plan directs that lands designated Reserve Lands be zoned
to only allow legally existing uses until such time as Secondary Plans have been
completed.

10.2.4 Guelph Innovation District Secondary Plan Area - existing
zoning

Lands within the GID area are currently zoned:

e Industrial (B.1)
e Industrial (B.4)
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Community Shopping Centre (CC)

Service Commercial (SC.1)

Highway Commercial (SC.2)

University of Guelph and Guelph Correctional Centre (1.2)
Conservation Land (P.1)

Floodway (FL)

Wetland (WL)

Urban Reserve (UR)

Aggregate Extraction (EX)

Residential Single Detached (R.1A)
Residential Single Detached (R.1B), and
Within the Township of Puslinch zoning bylaw

All of the zoning of the GID was in place prior to the approval of the secondary plan
in 2017 which changed many of the land uses within this area.

10.2.5 Clair-Maltby Secondary Plan Area and Reserve Lands - existing
zoning

All land within the Clair-Maltby Secondary Plan area, with the exception of one
property which is zoned urban reserve, and all lands designated Reserve Lands,
with the exception of one property zoned urban reserve, are zoned within the
Township of Puslinch zoning bylaw. Most of these lands were annexed into Guelph
in 1993 and a comprehensive review of the zoning of these lands has not yet
occurred.

10.3 Review of municipal zoning trends
10.3.1 Methodology

When examining zoning trends in this chapter, we were looking to understand what
zones municipalities are using to apply to new urban areas, known as designated
greenfield lands, which require additional planning work. To answer this question
municipalities that met the following criteria were examined:

¢ The municipality must be within A Place to Grow: Growth Plan for the Greater
Golden Horseshoe

e The municipality must have Growth Plan designated greenfield lands that are
either part of an approved secondary plan or have been identified for future
urban development

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting;

¢ Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e Although not required, priority was placed on municipalities that have an urban
reserve or equivalent Official Plan land use category.

The municipalities that met the above criteria were the City of Cambridge and the
Town of Milton.
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10.3.2 Summary of Zoning Trends

Cambridge and Milton’s Official Plans contain land uses similar to Guelph’s Reserve
Lands land use designation. Their reserve lands policies require additional planning
work to occur, such as secondary planning. Cambridge only permits existing uses or
agricultural uses within their reserve land areas. Both Cambridge and Milton have
zoned their reserve land areas with a development/future development zone. These
zones permit legally existing uses. Cambridge also permits agricultural uses.

10.4 Phase 1 community engagement — what we heard

As part of phase 1 community engagement comments were raised about the timing
of when new zoning would apply to the Clair-Maltby Secondary Plan area and the
rolling hills community. Appendix A contains a summary of all comments from
phase 1 community engagement, including staff responses.

10.5 Analysis, Options, and Recommendations

This section outlines options and preliminary recommendations for updating the
zoning within the Guelph Innovation District Secondary Plan area, the Clair-Maltby
Secondary Plan area, and lands designated Reserve Lands.

10.5.1 Guelph Innovation District Secondary Plan zoning

As outlined in Section 10.2.2, the GID contains many block plan areas which
require additional planning studies. For the GID block plan areas it is
recommended:

Option 1 for block plan lands: It is recommended that the block plan lands, with
the exception of lands that are part of the natural heritage system or floodplain, be
zoned urban reserve. This type of zone will only permit uses that currently exist.
This approach will require that, prior to the development of any lands, a zoning
bylaw amendment occurs, which can include the submission of required studies,
together with other applications required by the GID block plan policies. Given that
additional planning work is required, it would be premature for zones that
implement the GID land uses to be applied to block plan areas through a new
zoning bylaw as part of the comprehensive zoning bylaw review. Additionally it is
recommended that for the natural heritage system or floodplain lands the same
zones recommended to implement these land uses city-wide apply to the GID
lands. This ensures that there is clarity between what zones implement each land
use, provides consistency across the city within the same land uses, and reduces
the overall number of zones.

Option 2 for block plan lands: A zone would be created that would apply to all
lands within the block plan areas of the GID Secondary Plan. This zone would
permit existing uses and conservation uses to reflect the existing land uses for this
area in the Secondary Plan. This approach will require that, prior to the
development of any lands, a zoning bylaw amendment occurs, which can include
submission of required studies such as an environmental impact study, as part of
required block plan applications. It also ensures that the intent of the natural
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heritage system lands is maintained through zoning by permitting conservation
uses.

Also as outlined in Section 10.2.2, there are several land uses within the GID
Secondary Plan that are the same as the land uses within the Official Plan. These
land uses are:

Significant Natural Areas and Natural Areas
Open Space and Park

Major Utility

Industrial

Service Commercial, and

Commercial Mixed-use Centre.

Preliminary recommendation for other lands: For lands that are designated in
the GID Secondary Plans any of the above land use designations, it is
recommended that the same zones recommended to implement these land uses
city-wide apply to the GID lands. This ensures that there is clarity between what
zones implement each land use, provides consistency across the city within the
same land uses, and reduces the overall number of zones.

There are two land use designations that are outside of block plan areas that are
unique to the GID. These are Employment Mixed-use 2 and Glenhome Estate
Residential. It is recommended that one zone e created for the Employment Mixed-
use 2 land use designation and that it permit the uses identified in the GID.
Additionally it is recommended that a site specific residential zone apply to lands
designated Glenhome Estate Residential and that it only permit single detached
dwellings, accessory dwelling units, and home businesses in accordance with the
GID secondary plan policies. This site specific zone is recommended to include
specific servicing requirements to align with the GID secondary plan policies.
Having a zone that is specific to this land use provides clarity between the zoning
bylaw and the land use.

10.5.2 Clair-Maltby Secondary Plan Area and Reserve Lands zoning

Option 1: All lands within the Clair-Maltby Secondary Plan area, with the exception
of lands within the natural heritage system, and all lands designated Reserve Lands
are recommended to be zoned an urban reserve zone. This type of zone will only
permit uses that currently exist. This approach will require that, prior to the
development of any lands, a zoning bylaw amendment occurs, which can include
submission of required studies such as an environmental impact study, together
with a plan of subdivision so that appropriate zoning is applied to specific lots or
blocks as they are created. For other lands designated Reserve Lands, such as the
rolling hills community, additional land use planning work is required to determine
appropriate land uses prior to zones other than urban reserve being applied to
these lands.

Additionally it is recommended that for the natural heritage system lands the same
zones recommended to implement these land uses city-wide apply to the Clair-
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Maltby Secondary Plan lands. Depending on the timing of a decision on a new
zoning bylaw, the boundaries of a natural heritage system zone would be based on
the limits of the significant natural areas land use in the Official Plan or on the limits
of the same as refined through the Clair-Maltby Secondary Plan if it is approved
prior to a decision on a new zoning bylaw. This ensures that there is clarity between
what zones implement each land use, provides consistency across the city within
the same land uses, and reduces the overall number of zones.

Option 2: This option retains the current zoning for all lands within the Clair-Maltby
Secondary Plan with the exception of the natural heritage system lands, and all
lands designated Reserve Lands. This options means that not all lands in Guelph
would be pert of a new zoning bylaw. Because of this, the ability to not amend a
new zoning bylaw for a period of two years, as allowed by the Planning Act, would
not be an option. The two year no zoning bylaw amendment rule only applies to
new zoning bylaws that apply to all land within a municipality. This means that once
a new zoning bylaw is approved, there could be amendments to it right after it is in
effect providing no time to work within the new set of rules to test them out.

Additionally, most of the lands within the Clair-Maltby area and lands designated
Reserve Lands are still zoned within the Township of Puslinch zoning bylaw. The
Township of Puslinch zoning bylaw that applies to these properties does not
conform to Guelph’s Official Plan or the recent amendments to the Planning Act,
such as rules for accessory dwellings.

For lands within the Clair-Maltby Secondary Plan area that are within the natural
heritage system, it is recommended that the lands be zoned the same as in option
one.

Option 3: A zone would be created that would apply to all lands within the Clair-
Maltby Secondary Plan area. This zone would permit existing uses and conservation
uses to reflect the existing land uses for this area in the Official Plan. This approach
will require that, prior to the development of any lands, a zoning bylaw amendment
occurs, which can include submission of required studies such as an environmental
impact study, together with a plan of subdivision so that appropriate zoning is
applied to specific lots or blocks as they are created. It also ensures that the intent
of the natural heritage system lands is maintained through zoning by permitting
conservation uses. For other lands designated Reserve Lands, such as the rolling
hills community, additional land use planning work is required to determine
appropriate land uses prior to zones other than urban reserve being applied to
these lands.

10.6 Questions for You

1. What are your thoughts on applying an urban reserve zone for lands within the
Guelph Innovation District Secondary Plan, the Clair-Maltby Secondary Plan
areas, and other lands designated Reserve Lands, such as the rolling hills
community, that require additional planning work?

2. What are your thoughts on the recommended zoning for the Employment Mixed-
use 2 lands within the Guelph Innovation District Secondary Plan?
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3. What are your thoughts on the recommended zoning for the Glenholme Estate
Residential lands within the Guelph Innovation District Secondary Plan?

4. What are your thoughts on using the same commercial, major utility, industrial,
and natural heritage system zones recommended in other chapters of this
discussion paper throughout the Guelph Innovation District Secondary Plan?

5. What other comments do you have about the zoning in the GID Secondary
Plan area and the Clair-Maltby Secondary Plan area?

You can share your comments with us in person at an upcoming workshop in
November 2019. A full listing of workshop events and information about how to
register will be available on our website in early November 2019. As of November

you can also share your comments online through our online engagement platform
or via email.
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11.0 Downtown Secondary Plan area
11.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the Downtown Secondary Plan area. The Downtown Secondary Plan
includes lands within the boundary shown on Figure 9.
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Figure 9: Downtown Secondary Plan Area

An amendment to Guelph’s zoning bylaw came into effect in February 2019 for the
majority of the Downtown Secondary Plan. This zoning bylaw amendment was
initiated by the City in 2015 to update the zoning for downtown to align with the
Downtown Secondary Plan. Generally the lands shown in green in the figure below
were zoned as part of the downtown zoning bylaw amendment. Specific properties
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were deferred from that amendment (75 Farquhar Street/70 Fountain Street, and
128/130 Macdonell Street) and other lands, those show as grey hatched were not
included. The lands that were deferred, and the grey hatched lands, are included in
the comprehensive zoning bylaw review.
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Figure 10: Downtown Lands within the Scope of the Comprehensive Zoning
Bylaw Review

Additionally this chapter will review and provide options and recommendations for
rules related to building materials within the downtown, and licensed
establishments.

In this chapter we are seeking your thoughts on:

¢ The preliminary recommended zoning for lands designated Institutional or Office,
Residential 1, Residential 2, Parks and Open Space, and Future Park Policy C
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e Proposed rules for licensed establishments, including restaurants and nightclubs,
and
o Proposed rules for building materials.

Specific questions related to these topics can be found in Section 11.6 as well as
instructions for how to share your comments.

11.2 Current land use planning policies and zoning bylaw rules
11.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) contains policies regarding the planning of
urban areas, which includes considerations of many things such as providing for an
appropriate range and mix of housing types and densities, and efficiently using land
and resources. The PPS does not provide direction on how urban areas should be
zoned. It acknowledges that zoning bylaws are one important tool that should be
used for the implementation of the PPS.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan)
identifies downtown Guelph as an urban growth centre. Urban growth centres are
to be planned as a focal area for investment and should accommodate significant
population and employment growth. While the Growth Plan does not provide
specific direction to zoning bylaws, it references that zoning bylaws are important
implementation tools to achieve the policies and density targets of the Growth Plan.

11.2.2 Guelph Official Plan — Downtown Secondary Plan

The Downtown Secondary Plan (DSP) (approved in 2012) guides future
development within the City’s downtown. The DSP includes land uses that are
specific to the DSP and the Significant Natural Area land use that is used city-wide.
The land use designations that are within the scope of the comprehensive zoning
bylaw review are:

Certain lands designated Institutional or Office

Certain lands designated Parks and Open Space

Future Park Policy Area C

Significant Natural Area. See Chapter 7 for an overview of this land use
Residential 1, and

Residential 2.

Institutional or Office land use designation

There are five properties designated Institutional or Office, the Basilica of Our Lady
Immaculate (Basilica), Central Public School, the Guelph Youth Music Centre, and
two properties that were originally included in the downtown zoning bylaw
amendment where a decision was not made. The Institutional or Office land use
designation includes properties that are occupied by significant civic, cultural or
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other public institutions or significant office buildings. The following uses are
permitted:

Offices, including medically related uses

Entertainment and commercial recreation uses

Community services and facilities

Cultural, educational, civic and institutional uses

Hotels

Parks, including urban squares

Other employment uses that are compatible with surrounding uses, and
Complementary retail and service uses, including restaurants and personal
services, and public parking.

Parks and Open Space land use designation

The Parks and Open Space land use designation within the DSP permits:

Public and private recreational uses and facilities
Parks

Conservation lands, and

Complementary uses, including cultural facilities.

Lands along the Speed River are also subject to floodplain policies and natural
heritage system policies of the DSP and Official Plan.

Future Park Policy Area C land use designation

Future parks are conceptually identified within the DSP. The Future Park Policy Area
C land use designation applies to lands along the Speed River east of Gordon Street
and south of Wellington Street. These properties currently contain commercial uses.
Future Park Policy Area C policies intend for these lands to eventually convert to
parkland. Permitted uses on these lands include:

Public and private recreational uses and facilities

Parks

Conservation lands

Complementary uses, including cultural facilities, and

Existing commercial plazas and associated uses including restaurants and offices.
Similar commercial uses are also permitted. Major expansions and the addition of
significant new uses are not permitted.

Residential 1 land use designation

There are approximately 189 properties designated in whole or in part Residential
1. The Residential 1 land use designation applies to portions of residential
neighbourhoods that extend into downtown. They are mostly occupied by low-rise
forms of housing including detached and semi-detached houses, townhouses, and
apartment buildings. The intent of this land use is to maintain the character of
these areas. The Residential 1 land use designation permits the same uses as the
Low Density Residential land use designation in the Official Plan which includes
detached, semi-detached, and duplex dwellings and multiple unit residential
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buildings, including townhouses and apartments. Generally buildings heights are
permitted between two storeys and four storeys. Building heights may be limited in
the zoning bylaw to three storeys to ensure that new development is compatible
with the surrounding neighbourhood.

The DSP acknowledges that some properties that are designated Residential 1 in
the area east of the Speed River contain existing small-scale employment uses.
These uses may be recognized in the zoning bylaw.

There are two properties that are designated Residential 1 that have permissions
for additional uses. 5 Ontario Street is also permitted to have a free-standing office
and 72 York Road is permitted to have the uses permitted by the Residential 1 land
use at a medium density, which is 35 to 100 units per hectare.

Residential 2 land use designation

There are approximately 15 properties designated in whole or in part Residential 2.
The Residential 2 land use designation applies to areas within the downtown where,
based on location, size and configuration of properties, higher density forms of
housing are appropriate. The following uses are permitted:

Multiple unit residential buildings, including apartments and townhouse dwellings
Convenience commercial uses not exceeding 500m?

Artisan studios

Small-scale offices, including medical offices, not exceeding 500m?

Live/work uses

Community services and facilities, and

Parks, including urban squares.

Generally buildings are permitted at a density of 1.0 floor space index. Floor space
index measures the amount of building area on the lot using a multiplier. In this
case, buildings can be a maximum size of one times the lot area). Minimum and
maximum building heights differ depending on the location and generally reflect the
existing building heights.

The Residential 2 land use designation includes policies regarding the built form of
buildings. These policies require that buildings taller than six storeys have a
stepback, which requires that storeys above the sixth storey be set back father
from the edge of the storey below, that apartment buildings be limited in building
length, and that apartments that are taller than four storeys have ground oriented
units with front doors, such as townhouses.

Building materials policies

The DSP includes a policy stating that all buildings downtown should be finished
with high quality, enduring materials such as stone, brick and glass. Materials that
do not age well, including stucco, vinyl, exterior insulation finishing system, and
highly reflective glass is discouraged and may be limited through bylaws.
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11.2.3 Guelph’s Zoning Bylaw

There are approximately 234 properties within the DSP that are within the scope of
the comprehensive zoning bylaw review. These properties are currently zoned one
or more of the following:

Table 60: Existing zoning of properties within the Downtown Secondary
Plan

Existing zone name Number of properties
Industrial (B.4) 5

Commercial Residential (CR) 3

Floodway (FL)

Educational, Spiritual and Other Services (1.1)
Office Residential (OR)

Conservation Land (P.1)

Neighbourhood Park (P.2)

Regional Park (P.4)

Residential Single Detached (R.1B)
Residential Single Detached (R.1D)
Residential Semi-Detached/Duplex (R.2)
Residential Townhouse (R.3A)

High Density Apartment (R.4B)

Central Business District Apartment (R.4C)
Infill Apartment (R.4D)

Service Commercial (SC.1)

N
N

76

WOONOWNIRRFPFRPIWININN

Most of these zones are zones that are used throughout the city and not just
downtown.

The zoning bylaw includes rules for licensed establishments, which includes bars,
nightclubs, and restaurants. These rules were put in place in 2005 as a result of a
2003 Downtown Bar Zoning Study. The purpose of the Downtown Bar Zoning Study
was to review the adequacy of zoning bylaw provisions for licensed establishments
in the downtown. The zoning bylaw defines a licensed establishment as “means a
place, including an arena, club, public hall, recreation centre, restaurant, tavern
and the like that sells, provides or serves liquor pursuant to a licence issued by the
Alcohol and Gaming Commission of Ontario or a successor agency/board thereto,
but does not include a place for which only a special occasion permit or permits are
issued, or a place owned or operated by the City.”

The zoning bylaw defines a tavern as “means a place used or designed to be used
for the gathering of persons in which liquor is offered for sale or sold and includes a
bar, nightclub and the like and includes a restaurant in which liquor is offered for
sale or sold beyond 12:01 a.m.”.

The zoning bylaw rules for licensed establishments include:
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¢ A maximum floor area of 230 square meters for the portion of the building that is
used for the licensed establishment
A maximum licensed capacity of 190 persons

¢ A licensed establishment may only locate on the first floor of a building, and
Interconnections between adjacent licensed establishments are not permitted.

The zoning bylaw also includes rules for exterior building materials within the
downtown. These rules require that any visible walls be constructed of transparent
glass and coursed masonry or similar materials.

11.3 Review of municipal zoning trends
11.3.1 Methodology

When examining zoning trends in the chapter we were looking to understand what
rules other municipalities had in zoning bylaws for licensed establishments and
building materials. As the DSP land uses are the same or similar to those within the
Official Plan, zoning trends were not reviewed specifically for DSP land uses. To
answer these questions, municipalities that met the following criteria were
examined:

e The municipality must be an Ontario municipality either with a new zoning bylaw
that was approved between 2013 and 2019 or one with a new zoning bylaw in
progress that has proceeded to a statutory public meeting between 2016 and
2019. A municipality with a zoning bylaw that is older than 2013 but where an
amendment that dealt with rules for building materials or rules for licensed
establishments could also be considered

¢ Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The zoning bylaw must contain rules for building materials and/or rules for
licensed establishments.

The zoning bylaws that met the above criteria for licensed establishments and were
reviewed were:

e The City of Waterloo
¢ The City of Mississauga, and
e The City of Barrie.

There were no zoning bylaws that met the above criteria for rules for building
materials. However, the City of Hamilton’s zoning bylaw contains proposed rules for
building materials which were approved by Hamilton City Council but are not yet in
effect. A summary of these rules is included in Section 11.3.2.

11.3.2 Summary of zoning trends

Licensed establishments

All the zoning bylaws reviewed differ in the way that they treat licensed
establishments. None of the zoning bylaws reviewed have rules for all licensed
establishments but all define and permit nightclubs. Nightclubs are a similar use to
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Guelph’s existing “tavern” use. No zoning bylaws reviewed use the term “tavern”.
Waterloo, Mississauga and Barrie have separate rules for nightclubs.

Table 61 summarizes the definitions of nightclub from the various municipal zoning
bylaws reviewed.

Table 61: Waterloo, Mississauga, Barrie, and Kitchener’s Zoning Bylaw
Definitions of Nightclub

Municipality | Zoning bylaw nightclub definition

Waterloo Means a building or part thereof used for commercial
entertainment with an open floor area and where seating is not
provided for the majority of patrons; the principal function of
which is dancing to the pre-recorded or amplified music, viewing
live musical performances, and or viewing other forms of live
entertainment. Food and beverages may be offered for sale as
an ancillary use. Excludes restaurant, banquet hall, auditorium,
and adult entertainment parlour.
Mississauga Means a building, structure or part thereof, used primarily for
the provision of theatrical performances, pre-recorded music, or
live musical entertainment, whether such pre-recorded or live
music is provided for listening or dancing by the patrons, or any
combination of the above functions, and whose secondary
function is the sale and consumption on the premises of food
and alcoholic beverages.
Barrie Shall mean an establishment that provides alcoholic
refreshments and dancing for any period of time during its hours
of operation. This shall include establishments which for a
majority of their operational hours function as restaurants and
convert to offer alcoholic beverages and dancing after the dinner
hour, late at night and into the early hours of the morning.

Waterloo, Mississauga and Barrie have minimum distance separations for
nightclubs. A minimum distance separation is the distance that one use is required
to be from another use. Waterloo requires that nightclubs be a minimum distance
of 100 meters from any other nightclub. Mississauga requires that nightclubs be
800 meters from any residential zone. Barrie has both minimum distance
separations requiring 200 meters from any residential zone and 200 meters from
any other nightclub.

Mississauga and Barrie have a maximum sizes for nightclubs. Mississauga limits a
nightclub to a maximum gross floor area, which is the maximum building area, of
1,115 square meters. Barrie limits their nightclubs to a maximum capacity, which is
the maximum number of people in the building, of 600 persons except within their
city centre revitalization area where the maximum capacity is 350 persons. This
maximum capacity also applies to restaurants.
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Building materials

The City of Hamilton’s zoning bylaw contains proposed rules for exterior building
materials within an area of their downtown called a “Heritage Character Zone”.
Where construction and/or alteration to the exterior walls of a building are
proposed, the materials that may be used for the first three storeys are limited to
brick, concrete panels, stone block/veneer/artificial stone, stucco, or metal and
metal panels. For properties designated under the Ontario Heritage Act, alternative
building materials may be permitted through an approved Heritage Permit.

11.4 Phase 1 community engagement — what we heard

As part of phase 1 community engagement we heard the following about downtown
zones:

e Licensed establishments (bars/nightclubs) should have rules. There should be
rules restricting access to liquor, and
¢ Consideration should be given to how outdoor patios are regulated.

11.5 Analysis, options, and recommendations

This section outlines options and preliminary recommendations for a new zoning
bylaw about:

e The zoning that should apply to properties designated Institutional or Office,

Residential 1, Residential 2, Parks and Open Space, and Future Park Policy C
e Rules for licensed establishments, including restaurants and nightclubs, and
¢ Rules for building materials.

The Downtown Secondary Plan, comments from phase 1 community engagement,
and zoning trends were considered in the development of the options and
preliminary recommendations put forward in this chapter.

11.5.1 Downtown Secondary Plan zoning
Institutional or Office lands

Preliminary recommendation: there are five properties designated Institutional
or Office that were not zoned as part of the downtown zoning bylaw amendment.
These include the Basilica of Our Lady Immaculate (Basilica), Central Public School,
the Guelph Youth Music Centre, 75 Farquhar Street/70 Fountain Street, and 128-
130 Macdonnel Street. It is recommended that the Basilica and Central Public
School be zoned the same institutional zone as places of worship and schools sites
city-wide. These sites are an important part of the City’s institutional land base.
Continuing to recognize and permit them in a new zoning bylaw will help to ensure
that they are retained.

Additionally it is recommended that the Guelph Youth Music Centre be zoned D.3.
This zone will continue to permit the range of retail, service, and office uses that
exist on this property and is consistent with the Institutional/Office land use
designation. Portions of this property are also within a floodplain. This portion of the
property is proposed to be zoned the same as the rest of the city’s floodplain areas.
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Finally, it is recommended that the two properties that were originally included in
the downtown zoning bylaw amendment where a decision was deferred, 75
Farquhar Street/70 Fountain Street, and 128-130 Macdonnel Street, be zoned D.3-
2. This was the zone that was recommended through the downtown zoning bylaw
amendment. This proposed zoning is consistent with the Downtown Secondary Plan.

Residential 1 lands

Option 1 (preliminary recommendation): It is recommended that the
preliminary recommendation for the low density residential lands, as described in
Chapter 4, also apply to lands designated Residential 1. This is similar to the
existing zoning for these properties and will reduce the number of zones within a
new zoning bylaw. Properties that are currently zoned for and have existing small-
scale employment uses are recommended to be zoned residential with a site
specific provision to recognize the existing employment use. This option is
consistent with the policies of the DSP.

Additionally, it is recommended that properties that are currently zoned to permit
neighbourhood scale commercial or institutional uses, which are currently zoned
commercial residential (CR) or educational, spiritual and other services zone (1.1),
continue to be zoned to permit neighbourhood scale commercial or institutional
uses. An updated convenience commercial (C.1) zone or educational, spiritual and
other services zone (1.1) is recommended to apply to these properties. This will
reduce the number of zones within a new zoning bylaw and will ensure that these
neighbourhood commercial and institutional uses are retained.

Option 2: This option is the same as option one but includes a site specific
provision for residentially zoned lands to permit a maximum building height of four
storeys. Although the DSP permits building heights up to four storeys, additional
policies require that new development generally maintain the character of these
areas. Zoning the residential properties with permissions for building heights of a
maximum of four storeys does not take into consideration, in all cases,
compatibility with adjacent properties.

Residential 2 lands

Option 1 (preliminary recommendation): It is recommended that a medium
density residential zone that is proposed city-wide also apply to the properties
designated Residential 2. There are approximately 15 properties that are
designated Residential 2. These properties are either already developed, are under
development, or have special policies within the DSP that apply which would require
site specific considerations. For these reasons a new zone to implement this land
use is not recommended. A series of site specific provisions or other appropriate
zoning rules are recommended to permit the heights and densities that are
permitted for these lands in accordance with the DSP. This option reduces the
number of zones within a new zoning bylaw, permits the range of residential uses
contemplated within the land use designation, and recognizes the differences
between this land use designation and the medium density residential Official plan
land use, which is height and density.
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Option 2: The option includes a new medium density residential zone that would
apply to lands designated Residential 2. This zone would permit the residential uses
and non-residential uses allowed by the Residential 2 land use designation within
one zone. As mentioned in option one, there are only approximately 15 properties
that are designated Residential 2, some of which are subject to special policies that
will require site specific zoning to implement the DSP directions. This option would
create an additional zone that would still require site specific zoning rules. However,
this option would permit non-residential uses on these properties without the need
for an amendment to the zoning bylaw.

Parks and Open Space lands

Preliminary recommendation: It is recommended that the same zones that are
recommended to implement the Parks and Open Space land use across the City be
used within the downtown. This will reduce the overall number of zones in a new
zoning bylaw and will align with the Parks and Open Space policies in the DSP. See
Chapter 7 for detailed recommendations on zoning for the Parks and Open Space
land use designation.

Future Park Policy Area C lands

Preliminary recommendation: To align with the policies in the DSP, it is
recommended that an area specific commercial zone apply to these lands that will
permit existing commercial uses and open space and parks uses. A rule is also
recommended that will ensure that there are no major expansions to existing
buildings permitted.

Significant Natural Area lands

Preliminary recommendation: It is recommended that the same zones that are
recommended to implement the Significant Natural Areas land use across the city
be used within the downtown. This will reduce the overall number of zones in a new
zoning bylaw and provide consistency with the way that the significant natural
areas of the City are zoned. See Chapter 7 for detailed recommendations on zoning
for the natural heritage system.

11.5.2 Rules for licensed establishments

Since 2005, when the zoning rules for licensed establishments were put in place,
downtown has seen a shift in its core function. Downtown Guelph has seen a
reduction in larger nightclubs and has seen growth in its retail and restaurant
sectors. There may not be the need to regulate licensed establishments for the
same purpose as there was in 2005.

The objectives of the DSP include expanding the role of downtown as a retail,
dining and entertainment destination and encouraging small and mid-sized business
to locate in downtown. Additionally, downtown is planned to accommodate a
significant share of Guelph’s future population. There may be benefit in retaining
rules for licensed establishments to ensure that there continues to be a mix of
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commercial and residential uses within downtown. Retaining rules for licensed
establishments will help to ensure that the desired mix of uses continues.

Preliminary recommendation: It is recommended that the existing maximum
gross floor area of 230 square meters be retained. The maximum size of licensed
establishments was determined to be appropriate through the 2003 Downtown Bar
Zoning Study as it represented the largest restaurant at that time. This is still true
today. It is also recommended that the existing rules that prohibit interconnections
between licensed establishments be retained. This rule ensures that adjacent
licensed establishments are operating as individual units maintaining the intent of
the maximum gross floor area rules.

It is also recommended that the maximum occupancy be deleted. Typically zoning
bylaws have rules for the maximum gross floor area or maximum occupancy but
not both. Some zoning bylaws don’t have any rules for the size of the licensed
establishment. Typically zoning bylaws have rules for the size of uses by
establishing a maximum gross floor area. This is a recommended approach for
other uses and zones in a new zoning bylaw for Guelph. For these reasons it is
recommended that the maximum occupancy rule be deleted and the maximum
gross floor area be retained.

Additionally it is recommended that the existing rule that restricts licensed
establishments to only the first storey of a building be modified to allow for these
uses on any storey of a building as long as there are no residential uses located on
that same storey or any storey below it. Modifying this rule provide flexibility for
the location of uses while still ensuring that licensed establishments are not located
directly adjacent to residential uses.

Finally, it is recommended that the existing tavern use be replaced with a nightclub
use and that no reference to the time that liquor is served be included within the
definition. This is consistent with zoning trends. Additionally, the preliminary
recommended rules for licensed establishments are sufficient to ensure that
licensed establishments are not the predominant use within downtown. Referencing
the time that liquor is served is redundant.

11.5.3 Rules for building materials

Preliminary recommendation: It is recommended that the existing rule
regarding building materials for buildings within the downtown be retained. The
DSP includes a policy stating that all buildings downtown should be finished with
high quality, enduring materials such as stone, brick and glass. Retaining the
existing zoning rule is consistent with the DSP.

11.6 Questions for You

1. Staff has recommended zoning for properties designated Institutional or Office.
What are your thoughts on the recommendation?

2. Staff has proposed options for zoning properties that are designated Residential
1 and Residential 2. What are your thoughts on the proposed approach?
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5.

6.

Staff has recommended zoning for properties designated Parks and Open Space,
and Future Park Policy Area C. What are your thoughts on the
recommendations?

Do you agree or disagree with the preliminary recommended rules for licensed
establishments’ downtown? Why or why not? Are there other rules that should
be considered?

Do you agree or disagree that the existing rules for building materials should be
retained? Why or why not?

What other comments do you have about downtown zoning?

You can share your comments with us in person at an upcoming workshop in
November 2019. For a full listing of workshop events and information about how to
register please visit our website. As of November you can also share your
comments online through our online engagement platform or via email.
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12.0 Cultural heritage
12.1 Introduction

This chapter provides an overview of the policy framework (provincial and local) for
the cultural heritage resources. Zoning bylaws in other municipalities are reviewed
to understand emerging trends. Options and recommendations for a new zoning
bylaw are explored.

In this chapter we are seeking your thoughts on:

¢ How a zoning bylaw can be used to conserve cultural heritage resources and
when it may be appropriate to use zoning for this purpose

¢ How the maximum building height recommendations for the Brooklyn and
College Hill Heritage Conservation District should be implemented in a new
zoning bylaw, and

o Whether the elevation data used to formulate the protected view area rules for
the Basilica of Our Lady should be verified.

Specific questions related to these topics can be found in section 12.6 as well as
instructions for how to share your comments.

12.2 Current land use planning policies other Guelph standards and
studies, and zoning bylaw rules

12.2.1 Provincial policies
Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) recommends that long term economic
prosperity should be supported by encouraging a sense of place, by promoting well-
designed built form and cultural planning. It provides direction for the conservation
of significant built heritage resources and significant cultural heritage landscapes.
Development shall not be permitted on lands adjacent to protected heritage
properties unless it has been evaluated and demonstrated that the heritage
attributes will be conserved.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan)
contains policies that are similar to the PPS regarding conservation of cultural
heritage resources that contribute to a sense of identity, support a vibrant tourism
industry, and attract investment based on cultural amenities. The Growth Plan
encourages growth that protects and maximizes the benefits of these resources
that make communities unique and attractive places to live.

12.2.2 Guelph Official Plan and Downtown Secondary Plan

The City of Guelph Official Plan recognizes the importance of built heritage
resources, cultural heritage landscapes and archaeological resources. It also
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provides a policy framework to allow a zoning bylaw to implement rules for the
protection of cultural heritage resources. The city’s urban design policies recognize
and provide direction for landmarks, public views, and public vistas including the
Basilica of Our Lady. The Downtown Secondary Plan further recognizes the existing
protected view areas of the Basilica of Our Lady and identifies that the zoning bylaw
should precisely define and protect these views.

12.2.3 Brooklyn and College Hill Heritage Conservation District

The Brooklyn and College Hill Heritage Conservation District Plan (HCD) came into
effect on November 30, 2015. The HCD provides guidance in the management, care
and protection of the heritage character the area, notably the Speed and Eramosa
riverscapes and associated open space, the Gordon Street corridor and residential
areas of Brooklyn and College Hill. The HCD reviewed the existing zoning bylaw
rules and the objectives for the HCD and determined that there were no major
conflicts, with the exception of building heights. Based on this review the HCD
recommended a maximum three storey and nine meter building height across the
area.

12.2.4 Cultural Heritage Action Plan

The city is developing a Cultural Heritage Action Plan (CHAP) to create an
implementation framework for cultural heritage resource policies of the Official Plan.
The primary purpose of the draft CHAP is to identify cultural heritage landscapes
(CHLs) and to recommend priority candidate CHLs for protection. The CHAP also
recommends financial incentives and promotional efforts to assist in the
conservation of all designated cultural heritage resources. The draft CHAP identifies
29 cultural heritage landscapes in the city that are candidates for protection and
has identified methods to conserve the heritage character of them. The draft CHAP
identifies the zoning bylaw as a tool to have rules about building height,
front/rear/side yard setbacks and lot coverage, with an intent to better define the
character and protection of the City’s cultural heritage resources.

12.2.5 Guelph’s Zoning Bylaw

Defined area map 63 and Section 4 (General Provisions) of Guelph’s zoning bylaw
has rules for the maximum geodetic elevation, which establishes maximum building
heights, within five protected view areas of the Basilica of Our Lady Immaculate
(Basilica). No part of any building or structure constructed within any of the
protected view areas shall exceed the elevations specified. The intent of the
protected view areas are to preserve identified views of the Basilica as people are
travelling towards the downtown along major streets.
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The Zoning Bylaw also provides a parking incentive under the General Provisions;
designated structures are permitted to have a 20% reduction in the number of
required parking spaces, to a maximum of 5 parking spaces.

12.3 Review of municipal zoning trends
12.3.1 Methodology

When examining zoning trends for this chapter, we were looking to understand
whether municipalities are using zoning bylaws as a tool for the conservation of
cultural heritage resources and landscapes. To answer this question municipalities
that met the following criteria were examined:

¢ The municipality must be an Ontario municipality either with a new zoning
bylaw that was approved between 2013 and 2019 or one with a new zoning
bylaw in progress that has proceeded to a statutory public meeting between
2016 and 2019. A municipality with a zoning bylaw that is older than 2013
but where an amendment that dealt comprehensively with cultural heritage
could also be considered

e Although not required, priority was placed on municipalities that were on
Guelph’s municipal comparison list which also met the above criteria, and

e The municipality must have at least one heritage conservation district, have
considered cultural heritage rules in zoning, or have completed a cultural
heritage landscape study.

The zoning bylaws that met this criteria and were reviewed were:

e The City of Cambridge
e The City of Kitchener, and
e The City of Burlington

12.3.2 Summary of zoning trends

The zoning bylaws reviewed, with the exception of Ottawa, do not contain specific
rules for built heritage resources or cultural heritage landscapes. As none of these
zoning bylaws contained specific rules regarding cultural heritage, Ontario zoning
bylaws that were older than 2013 in municipalities that have a heritage
conservation district or have completed a cultural heritage landscape study were
reviewed. Only the City of Ottawa’s zoning bylaw contains rules specifically for
cultural heritage resources.

Ottawa’s zoning bylaw includes a heritage overlay that applies to most designated
heritage properties and districts. Generally the overlay:

¢ Requires a removed or destroyed building to be rebuilt with the same character
and at the same scale, massing, volume, floor area, and in the same location as
the building that previously existed

¢ Requires that additions not locate in a front yard and do not exceed the height of
existing buildings

e Provides for different setbacks for additions, and
Provides for parking exemptions.
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Ottawa planning staff have noted challenges with the heritage overlay advising that
it is too restrictive and has caused many minor variances and legal non-conforming
situations.

12.4 Phase 1 community engagement — what we heard

As part of phase 1 community engagement, we heard the following about cultural
heritage:

o There are challenges with the interpretation and implementation of the
existing rules for the protected view areas for the Basilica.

Appendix A contains a summary of all comments from the phase 1 community
engagement, including staff responses.

12.5 Analysis, options, and recommendations

This section outlines preliminary recommendations for incorporating rules about
cultural heritage resources in a new zoning bylaw. Preliminary recommendations
are considered for:

e Cultural heritage conservation in general

¢ Building heights in the College and Brooklyn Heights Heritage Conservation
District, and

e The existing protected view areas of the Basilica.

12.5.1 Implementing cultural heritage landscapes in zoning

Preliminary recommendation: It is recommended that there be no specific rules
for cultural heritage resources or landscapes as part of a new zoning bylaw at this
time. It is recommended that rules related to cultural heritage landscapes (CHLS)
be considered once individual studies have been completed. The Cultural Heritage
Action Plan (CHAP) identifies a list of candidate CHLs to be studies and conserved
as appropriate. A zoning bylaw amendment could occur after the individual studies
have been completed to implement area specific recommended if needed. This
approach allows additional work outlined in the CHAP to occur. It also ensures that
zoning, which is only one tool that can be used for cultural heritage conservation, is
assessed and evaluated for all identified CHLs as they are studied further.

12.5.2 Implementing the Brooklyn and College Hill Heritage
Conservation District

Preliminary recommendation: It is recommended that an area specific rule be
included in a new zoning bylaw that establishes a maximum building height of nine
metres and three storeys for the entire heritage conservation district. This ensures
that the recommendations on building height from the Brooklyn and College Hill
Heritage Conservation District plan are implemented in a new zoning bylaw.

12.5.3 Protected view areas

Preliminary recommendation: It is recommended that the existing rule for the
five protected view areas of the Basilica be retained. Retaining this rule ensures
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conformity with the Official Plan and Downtown Secondary Plan. It is further
recommended that the existing elevations within the protected view areas be
verified for technical accuracy to ensure that the intent of the rule, which is to
provide for and protect identified views of the Basilica from specific vantage points,
are maintained.

12.6 Questions for you

1. Staff are recommending that general rules not be included in a new zoning
bylaw to conserve cultural heritage landscapes at this time. It is recommended
that the additional studies occur first. Do you agree or disagree with this
recommendation? Why or why not?

2. Do you agree or disagree with the recommended zoning rule for maximum
building heights within the Brooklyn and College Hill Heritage Conservation
District (HCD)? Why or why not? Are there other ways that the maximum
building height recommendation from the HCD could be implemented in zoning?

3. To comply with the Official Plan and Downtown Secondary Plan, it is
recommended that the existing rules for the five existing view areas of the
Basilica be retained. To you agree or disagree with this recommendation? Why
or why not? If you agree that the rules for the existing view areas should be
retained, what are your thoughts on verifying the existing elevation data in
these rules for technical accuracy?

4. What other comments do you have about the topics covered in this chapter?

You can share your comments with us in person at an upcoming workshop in
November 2019. A full listing of workshop events and information about how to
register will be available on our website in early November 2019. As of November
you can also share your comments online through our online engagement platform
or via email.
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13.0 Other existing zones — Urban Reserve and
Aggregate Extraction
13.1 Introduction

This chapter provides an overview of the planning policy framework (provincial and
local) for the Urban Reserve and Aggregate Extraction zones within the city’s
existing zoning bylaw. These zones are compared to relevant Official Plan policies
and land uses to understand where changes are required to conform to these
policies within a new zoning bylaw. Unlike other chapters, zoning bylaws in other
municipalities are not reviewed in the chapter. The Official Plan provides specific
direction for the use of an urban reserve zone, and the preliminary recommendation
for the aggregate extraction zone did not require the review of other zoning bylaws.
Preliminary recommendations are explored.

In this chapter we are seeking your thoughts on:

e How best to use an urban reserve zone, or similar zone, to implement the Official
Plan urban reserve policies and Urban Reserve land use designation.

Specific questions related to this topic can be found in section 13.5 as well as

instructions for how to share your comments.

13.2 Current land use planning policies and zoning bylaw rules

13.2.1 Provincial policies

Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) contains policies regarding the planning of
urban areas, which include considerations for many things, such as providing for an
appropriate range and mix of housing types and densities and efficiently using land
and resources. The City’s Reserve Lands land use designation includes the City’s
newest urban areas. The PPS does not provide direction on how urban areas should
be zoned. It acknowledges that zoning bylaws are one important tool that should be
used for implementation of the PPS.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)

While A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth
Plan) does not provide specific direction to zoning bylaws, it references that zoning
bylaws are important implementation tools to achieve the policies and density
targets of the Growth Plan.

13.2.2 Guelph Official Plan

Urban Reserve policies

The Official Plan contains a specific policy that outlines the use of an urban reserve
zone. It provides for an urban reserve zone, or other suitable zone, to apply to
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lands when there is insufficient information to determine a specific zoning category,
such as lands designated Urban Reserve, or where the development of the lands is
considered premature because of lack of adequate services. A description of the
Urban Reserve land use designation is within Chapter 10.

Mineral aggregate operation land use designation

There are lands south of the Speed River, west of the Hanlon Expressway, and
north of College Avenue in the city that are within the licensed area of an existing
mineral aggregate operation. These lands are designated Reserve Lands in the
Official Plan. There is no aggregate extraction land use within the Official Plan.

13.2.3 Guelph’s Zoning Bylaw
Urban Reserve zone

The existing zoning bylaw contains an urban reserve zone that applies to 168
properties either in whole or in part. This zone permits:

Agriculture

Conservation areas

Flood control facilities
Outdoor sportsfield facilities
Recreation trails, and
Wildlife management areas.

Within the urban reserve zone there are rules for building setbacks, and the
location of parking.

Aggregate Extraction zone

The existing zoning bylaw contains an aggregate extraction zone that applies to one
property. This property is located on Stone Road East and is no longer used for
aggregate operations. The aggregate extraction zone permits aggregate extraction
operations and storage areas. It prohibits an aggregate transfer stations, and
asphalt and concreate plants. Interim uses are also permitted where an aggregate
extraction operation has not been developed. These interim uses include, but are
not limited to, golf courses, conservation areas, and trails. Setbacks to buildings
and aggregate storage areas are required, and buffer strips are required around the

property.
13.3 Phase 1 community engagement — what we heard

As part of phase 1 community engagement there were no comments received about
major utility uses, or rules. Appendix A contains a summary of all comments from
the phase 1 community engagement, including staff responses.

13.4 Analysis, options, and recommendations

This section outlines preliminary recommendations for a new zoning bylaw about
the existing urban reserve zone and aggregate extraction zone. The Official Plan
was considered in the development of the preliminary recommendations.
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13.4.1 Urban reserve zone

Preliminary recommendation: It is recommended that an urban reserve zone be
retained and that it apply to lands where additional planning work is required, such
as the lands designated Reserve Lands in the Clair-Maltby Secondary Plan area and
the block plan areas of the Guelph Innovation District Secondary Plan area.
Additionally, it is recommended that an urban reserve zone apply to lands where
servicing is not yet available, with the exception of lands designated high density
residential. For recommendations for lands designated high density residential,
please see chapter 4. An urban reserve zone is contemplated by the Official Plan
which provides for its use for the above-motioned reasons. All lands that are
currently zoned urban reserve will be reviewed to determine if the lands should
remain zoned urban reserve or whether a zone that aligns with the Official Plan land
use designations is now appropriate.

13.4.2 Aggregate extraction zone

Preliminary recommendation: As there is no aggregate extraction Official Plan
land use designation, it is recommended that the aggregate extraction zone be
deleted.

13.5 Questions for You

1. In consideration of the Official Plan policies for an urban reserve zone, do you
agree or disagree with the preliminary recommendation for the use of an urban
reserve zone in a new zoning bylaw? Why or why not?

2. What other comments do you have about the topics covered in this chapter?

You can share your comments with us in person at an upcoming workshop in
November 2019. A full listing of workshop events and information about how to
register will be available on our website in early November 2019. As of November
you can also share your comments online through our online engagement platform
or via email.
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14.0 Conclusions and next steps

14.1 Conclusions

The discussion paper reviews Guelph’s Official Plan as well as any relevant local or
provincial policies, regulations, or guidelines. Each chapter explores trends in
zoning by reviewing relevant zoning bylaws selected through a set of criteria. Based
on a review of policies and zoning trends, and in consideration of input gathered
through phase one community engagement, each chapter provides a series of
options and preliminary recommendations for zoning related to that topic.

The options and preliminary recommendations put forward in this discussion paper
align a new zoning bylaw with the Official Plan. This will ensure that there are rules
in place for all properties within Guelph providing certainty to property owners,
neighboruhoods, and the development community. The preliminary
recommendations will also create a new zoning bylaw that is streamlined, such as
providing broader categories of uses and fewer zones, transparent and built form
oriented.

14.2 Next Steps

In November, staff will hold a series of workshops to discuss the options and
preliminary recommendations outlined in this discussion paper as well as the
recommendations from the Guelph Parking Standards Review Discussion Paper.
Each workshop will focus on one specific zoning topic, such as zoning for residential
areas or parking standards and driveway rules. The content discussed at these in-
person workshops will also be made available for online discussion through the
City’s online engagement platform.

The preliminary recommendations from this discussion paper and the Guelph
Parking Standards Review Discussion Paper, together with comments received
through community engagement will be considered as part of the preparation of a
first draft new zoning bylaw.
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Attachment A - Summary of phase one community engagement comments

General comments

Comment

Preliminary staff response

Language of Zoning By-law is hard to understand and
interpreting regulations are difficult, reduce the need for
cross-referencing.

A new zoning bylaw will include fewer zones, and be
restructured to provide for ease of reading. Purpose
statements will be included for each zone to clearly identify
the zone’s intent. Illustrations will be used for certain terms
and rule to assist with explanations. A user’s guide will also
be prepared as a companion to a new zoning bylaw to
explain to readers how to use the zoning bylaw. See
Chapter 3 for more information.

Regulations surrounding the 2 Year Moratorium

It is recommended that generally no amendments be
permitted to the new zoning bylaw for a period of two years
following Council’s approval. This option does not preclude
Council from considering site specific exemptions to this
moratorium. See Chapter 3 for more information.

Provide greater flexibility and eliminate variances that are
being processed due to the fact that existing zoning by-law
provisions are outdated - ie. Variances that are required for
separation distances between buildings were one or both
have windows to habitable rooms

All existing zoning rules have been reviewed and, where
recommended will be updated based on Official Plan
conformity and zoning trends. Additionally, minor variances
for the past five years have been reviewed and will be
considered as a new zoning bylaw is written. See Chapter 3
for more information on the minor variance analysis that
we conducted as part of this discussion paper

Implement the OP land use designations. Pre-zoning sites
for development will make housing more affordable and is
encouraged

The primary purpose of the comprehensive zoning bylaw
review is to produce a new zoning bylaw that aligns with
the Official Plan. Throughout the discussion paper are
recommendations on new or updated zones to better align
the City’s zoning bylaw with its Official Plan.

Provide more flexibility with permitted uses in site specific
zones. Allow these zones to take on full range of permitted
uses from the parent zone it belongs to unless it went
through an OMB or LPAT settlement.

Generally, it is recommended that broader categories of
uses be permitted to provide for flexibility. Additionally,
new uses are proposed to permit uses that have been
occurring through site specific zoning.
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Comment

Preliminary staff response

Site specific zones which resulted from a zoning by-law
amendment application to be recognized going forward

All existing specialized zones will be reviewed as part of the
development of a new zoning bylaw. Each existing
specialized zone will be evaluated together with the Official
Plan and draft new zones to determine whether it should be
retained, deleted, or modified. The key determining factor
will be whether or not the specialized zone conforms to the
Official Plan. See Chapter 3 for more information.

Uses permitted in a land use designation in the OP should
be reflected in the zoning by-law. Each zone should clearly
state the land use designation it applies to, this will reduce
incorrect interpretation

The new Zoning Bylaw will provide purpose statements for
each zone to clearly indicate the intent of each zone and
how each zone connects to the relevant official Plan land
use designation.

Zoning by-law terminology and uses need to be updated to
align with recent changes in the development industry

All definitions in the existing zoning bylaw have been
reviewed and considered together with the Official Plan and
zoning trends. Recommendations for each existing
definition and new terms to be included are within Appendix
B to the discussion paper.

Use colour for zoning regulations and permitted uses

Several options were considered about how a new zoning
bylaw could be easier to read and understand. It is
recommended that a new zoning bylaw include fewer
zones, and that it be restructured to provide for ease of
reading. Purpose statements will be included for each zone
to clearly identify the zone’s intent. Illustrations will be
used for certain terms and rule to assist with explanations.
A user’s guide will also be prepared as a companion to a
new zoning bylaw to explain to readers how to use the
zoning bylaw. See Chapter 3 for more information.

The Holding Provisions zone in the by-law needs to be
condensed and made more clear

It is recommended that a separate section be created for
holding provisions to provide clarity and ease of reading of
the zoning bylaw. See Chapter 3 for more information.

The general sightline triangle regulations are antiquated
and contradict urban design efforts

It is recommended that a new zoning bylaw contain rules
for sight line triangles. These rules will be updated for
clarity and to ensure that they do not conflict with other
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Comment

Preliminary staff response

existing or proposed zoning bylaw rules. Clarification will
also be provided on how to measure a sight line triangle.

Simplify current terms and definitions i.e. too many terms
and definitions for the vehicle related uses

All definitions in the existing zoning bylaw have been
reviewed and considered together with the Official Plan and
zoning trends. Recommendations for each existing
definition and new terms to be included are within Appendix
B to the discussion paper.

Bring lands in the Puslinch zoning into the Guelph By-law;

It is recommended that all lands that are currently zoned
within the Puslinch zoning bylaw be zoned to align with the
Official Plan.

Complete a Minor Variance analysis for the last 10 years to
identify any trends that are occurring

A minor variance analysis was conducted for all approved
Committee of Adjustment applications from 2014 to 2018.
For a summary of this analysis please see Chapter 3.

Properties that don't have a land use designation should
have zoning that recognizes existing use

All properties within the City have an Official Plan land use
designation. In some cases some properties are designated
“Reserve Lands”. This land use means that additional
studies or secondary planning processes are required
before urban land uses can be determined. Generally, lands
that are designated “Reserve Lands” are recommended to
be zoned urban reserve. This zone will permit legally
existing uses.

Zoning infractions should be significant

The Planning Act provides for the ability to charge and
collect fines for violations. It is not within the scope of this
project to review the amount that is collected for zoning
violations.

Permit temporary sales trailers as of right to avoid
variances

It is recommended that temporary sales trailers be included
as an occasional/temporary use.

Engineering standards that are not in zoning - 7 meter
drive aisle - driveway visibility triangle zoning different than
engineering;

It is recommended that the Site Plan Procedures and
Guidelines continue to be used to provide direction for drive
aisle requirements within the City of Guelph. Drive aisle
dimensional requirements are defined in Section 6.0 Vehicle
Parking Design of the Site Plan Procedures and Guidelines.
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Comment

Preliminary staff response

We note that these dimensions generally align with those of
comparable municipalities based on our review. Please see
the Guelph Parking Standards Review Discussion Paper for
more information.

Review definitions and uses to consolidate uses that are
out-dated

Uses in all zones were reviewed and assessed.
Recommendations to consolidate certain uses into broader
categories of uses are recommended. Additionally, uses
that are no longer relevant are recommended to be
deleted.

Current regulation for maximum number of dwelling units is
hard to understand

Thank you for your comment. Regulations for maximum
number of dwelling units will be further considered as a
new zoning bylaw is developed.

Heights and densities of zones to be aligned with Official
Plan land use designations

The primary purpose of the comprehensive zoning bylaw
review is to produce a new zoning bylaw that aligns with
the Official Plan. Throughout the discussion paper are
recommendations on new or updated zones to better align
the City’s zoning bylaw with its Official Plan included
recommended heights and densities.

provide more clarity on definitions

Most definitions are recommended to be updated to reflect
direction in the Official Plan and/or zoning trends. Some
definitions are recommended to be deleted as they are no
longer necessary.

make zone boundaries more clear

The rules for zoning boundaries are recommended to be
updated to provide clarity in how to interpret a boundary

Size regulations for accessory apartments

To comply with recent amendments to provincial legislation
it is recommended that an accessory dwelling (accessory
apartment) be permitted in any zone that permits a single
detached, semi-detached, and on-street townhouse
dwelling. It is further recommended that accessory
dwellings be permitted in both the same building as the
other dwelling unit and in a separate building on the same
lot. Rules for maximum dwelling size, setbacks, and direct
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Comment

Preliminary staff response

access from the street are also recommended. Please see
Chapter 3 for more information.

Provide definition for retirement home, nursing home and
assisted living

It is recommended that a new use, long term care facility,
be included in a new zoning bylaw. This use would replace
the existing nursing home use and home for the aged use
and will include an assisted living facility. Additionally it is
recommended that a retirement residential facility continue
to be permitted.

Make zoning bylaws more flexible. Rank zones by impact on
ecosystems and surrounding neighbourhoods

Several options were considered about how a new zoning
bylaw could be easier to read and understand. It is
recommended that a new zoning bylaw include fewer
zones, and that it be restructured to provide for ease of
reading. Purpose statements will be included for each zone
to clearly identify the zone’s intent. Illustrations will be
used for certain terms and rule to assist with explanations.
A user’s guide will also be prepared as a companion to a
new zoning bylaw to explain to readers how to use the
zoning bylaw. See Chapter 3 for more information.
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Residential Comments

Comment

Preliminary staff response

Recognize that current requirements for Common Amenity,
Private Amenity and Landscaped Open Space Areas are
excessive. New ZBL should update these zoning regulations
to reflect a reduced, more urban size and location
requirements

It is recommended that the current rules for common and
private amenity area be retained. Additionally, it is
recommended that the rules for landscape open areas be
retained. Additionally, it is recommended that a green roof
be allowed to contribute to a portion of the landscape open
space requirements.

Encourage development of stacked townhouses, will help
meet the housing requirements of the aging population

A new zone is recommended that would allow for stacked
townhouse dwellings, stacked townhouse dwellings, and
back-to-back townhouse dwellings.

Accessory apartment parking standards

To comply with recent amendments to provincial
legislation, a minimum parking rate of 1 space per
accessory dwelling is recommended. This parking space will
be allowed to locate in tandem. Please see Chapter 3 for
more information.

Reduce development charges for coach houses

Review of development charges is not within the scope of
the comprehensive zoning by-law review.

Servicing requirements for coach houses

Coach houses are not recommended to be a use in a new
zoning bylaw. An accessory dwelling will be permitted to
locate in a detached building on a lot which is essentially
the same use as a coach house. Requirements for servicing
a detached accessory dwelling are determined by City
Engineering.

Garbage Dimensions - storing garbage bins

It is recommended that interior garage dimensions be
increased to accommodate for refuse storage. Please see
the Guelph Parking Standards Review Discussion Paper for
more information.

Home based business regulations are good

Thank you for your comment.

Concerned about variances to 460 sq. m lot size R1.B

New residential zones are proposed to implement the low
density residential Official Plan land use designation. Two
zones are proposed with different minimum lot frontages
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Comment

Preliminary staff response

that would permit single detached, duplex and semi-
detached dwellings. The minimum lot areas are
recommended to remain the same. See Chapter 4 for more
information.

Townhouse driveways - ability to park side by side, others
seem to be able to

The current driveway width rules are recommended to be
retained. Please see the Guelph Parking Standards Review
Discussion Paper for more information.

Lodging houses and accessory apartments

It is recommended that the definitions of dwelling unit and
lodging unit be clarified to distinguish between a single
detached dwelling (for example) and a lodging house. The
existing uses of ‘lodging house type 1’ and lodging house
type 2’ are recommended to be retained. The existing
minimum distance separation rules are recommended to be
removed. Please see Chapter 3 for more information.

To comply with recent amendments to provincial legislation
it is recommended that an accessory dwelling (accessory
apartment) be permitted in any zone that permits a single
detached, semi-detached, and on-street townhouse
dwelling. It is further recommended that accessory
dwellings be permitted in both the same building as the
other dwelling unit and in a separate building on the same
lot. Rules for maximum dwelling size, setbacks, and direct
access from the street are also recommended. Please see
Chapter 3 for more information.

Waste bin locations

It is recommended that interior garage dimensions be
increased to accommodate for refuse storage. Please see
the Guelph Parking Standards Review Discussion Paper for
more information.

Affordable Housing

Thank you for your comment.

Legal apartments - consider consulting neighbourhoods

Thank you for your comment.
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Zoning for condominium blocks need to provide for
flexibility to accommodate variety (townhouse, stacked
towns, etc.) - consider a zoning category that permits
similar levels of intensification or density when, for
example, stacked towns or mid-rise apartments are being
proposed. This would eliminate need to amend the ZBL.

A series of residential zones are recommended each of
which will permit more than one dwelling type. New
townhouse types, such as stacked and back-to-back
townhouses are recommended to be permitted in one new
zone. Please see Chapter 4 for more information.

Reduce minimum exterior side yard setback, 4.5m
regulation is too high (R.1, R.2, and R.3 Zones)

It is recommended that the minimum exterior side yard
setbacks remain the same.

Reduce or eliminate landscaped open space and common
amenity area requirements in the R.4 zones to allow for
more flexibility (e.g. Oakville 10% landscaping and no
requirement for common amenity)

It is recommended that the current rules for common and
private amenity area be retained. Additionally, it is
recommended that the rules for landscape open areas be
retained. Additionally, it is recommended that a green roof
be allowed to contribute to a portion of the landscape open
space requirements.

Restructure the R.3A zoning regulation for townhouse to
simplify ie. Minimum distance between buildings is an
outdated regulation.

The minimum distance between townhouse blocks rule is
recommended to be retained. A new rule is proposed with a
lesser setback for situations where the rear of one
townhouse block is adjacent to the side yard of another
townhouse block. See Chapter 4 for more information.

Review density and height requirements in the townhouse
and apartment zones to ensure that they align with the OP

It is recommended that all minimum and maximum
densities and maximum building heights for all residential
zones be updated to align with the Official Plan. See
Chapter 4 for more information.

Current residential ZBLs do not reflect the Smart Guelph
Principles as found in the OP. The City should amend R.1
and R.2 zoning to permit up to 3 units of housing as of
right. This will create conditions of neighbourhoods to
evolve incrementally in density and allow for greater
diversity to support affordability, accessibility, multi-gen
housing and aging in place

To comply with recent amendments to provincial legislation
it is recommended that an accessory dwelling (accessory
apartment) be permitted in any zone that permits a single
detached, semi-detached, and on-street townhouse
dwelling. It is further recommended that accessory
dwellings be permitted in both the same building as the
other dwelling unit and in a separate building on the same
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lot. Rules for maximum dwelling size, setbacks, and direct
access from the street are also recommended. Please see
Chapter 3 for more information.

Zoning by-law that prohibits multi-residences on one
property is outdated and needs to be removed. There is an
increasing demand and need for housing supply which can
be met if regulations aren’t as stringent

A series of residential zones are recommended each of
which will permit more than one dwelling type. New
townhouse types, such as stacked and back-to-back
townhouses are recommended to be permitted in one new
zone.

Additionally, to comply with recent amendments to
provincial legislation it is recommended that an accessory
dwelling (accessory apartment) be permitted in any zone
that permits a single detached, semi-detached, and on-
street townhouse dwelling. It is further recommended that
accessory dwellings be permitted in both the same building
as the other dwelling unit and in a separate building on the
same lot. Rules for maximum dwelling size, setbacks, and
direct access from the street are also recommended. Please
see Chapter 3 for more information.

Provide the right housing supply in appropriate locations to
create compact, complete communities with access to jobs
and transit while revitalizing the inner suburbs. A mix of
housing types will shorten commutes, reduce fossil fuel use
and also protect natural areas and farmland.

A series of residential zones are recommended each of
which will permit more than one dwelling type. New
townhouse types, such as stacked and back-to-back
townhouses are recommended to be permitted in one new
zone.

The City should look at how residential zoning can
proactively support building inclusive communities that
support multi-family living, intergenerational housing and
co-housing areas

A series of residential zones are recommended each of
which will permit more than one dwelling type. New
townhouse types, such as stacked and back-to-back
townhouses are recommended to be permitted in one new
zone.

Additionally, to comply with recent amendments to
provincial legislation it is recommended that an accessory
dwelling (accessory apartment) be permitted in any zone
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that permits a single detached, semi-detached, and on-
street townhouse dwelling. It is further recommended that
accessory dwellings be permitted in both the same building
as the other dwelling unit and in a separate building on the
same lot. Rules for maximum dwelling size, setbacks, and
direct access from the street are also recommended. Please
see Chapter 3 for more information.

Multi-family living, intergenerational housing and co-
housing are different tenures of housing rather than
different types of housing. The range of dwelling types
recommended to be permitted could potentially
accommodate the tenures suggested.

Review noise and size allowance of large vehicles in
residential neighborhoods. Truck is disturbing residents on
Sweeney drive with disruptive noises throughout the night

Thank you for your comment. The existing rules about the
parking and storage of commercial type vehicles on
residential properties is recommended to be retained. The
zoning bylaw does not apply to vehicles located/parked on
streets and is therefore not within the scope of the
comprehensive zoning bylaw review.

Remove 15 metre distance regulation between residential
blocks in condos

The minimum distance between townhouse blocks rule is
recommended to be retained. A new rule is proposed with a
lesser setback for situations where the rear of one
townhouse block is adjacent to the side yard of another
townhouse block. See Chapter 4 for more information.

Semis that predate '95 bylaw; the new zoning bylaw in
older neighbourhood should reflect what is currently there;

It is recommended that two low density residential zones
be created that permit single detached, duplex, and semi-
detached dwellings. See Chapter 4 for more information.

New By-law needs to recognize what currently exists in
older neighborhoods and zone accordingly

It is recommended that two low density residential zones
be created that permit single detached, duplex, and semi-
detached dwellings. There may be instances where the land
use of a particular property has changed in the Official Plan.
Where a land use has changed, this can sometimes result
in existing uses no longer being permitted in the future. In
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these instances the existing use may be considered legal
non-conforming or may be recognized. The Official Plan
prescribes criteria for determining when an existing use
should be recognized or become legal non-conforming. See
Chapter 3 for more information.

Driveways - semi-detached 3.5 m wide driveway; current
way of regulating isn't working; preference is tied to lot
width; should be base on width of RID lot

It is recommended that the maximum width of driveways
be limited to 50% of the width of a dwelling to a maximum
width of 3.5 metres to 7.5 metres depending on the zone.
Specifically the maximum width of a driveway in the
existing R.1D zone is recommended to be 50% of the width
of the dwelling or 6 metres, whichever is less. Please see
the Guelph Parking Standards Review Discussion Paper for
more information.

New built apartments don't have enough visitor parking

A geographic parking approach is proposed with less
parking required within the City’s nodes and corridors and
more required elsewhere in the City. A visitor parking rate
of 0.1 space per unit for apartments within nodes and
corridors is recommended. Additionally a visitor parking
rate of 0.25 for the first 20 units and 0.15 for each unit
thereafter is recommended for apartments elsewhere in the
City. Please see the Guelph Parking Standards Review
Discussion Paper for more information.

Accelerate registration of accessory apartments

This is not within the scope of the Comprehensive Zoning
Bylaw Review.

Residential parking rate regulations are too high

Generally residential parking rates are proposed to be
lower. Please see the Guelph Parking Standards Review
Discussion Paper for more information.

S.5.3 R3A R4A zones common amenity regulations are
difficult to understand

It is recommended that the current rules for common and
private amenity area be retained and update to provide
clarity.

Hybrid medium density - stacked towns, apartments; min
lot area for stacked towns when it's a condo

Two zones are recommended to implement the medium
density residential Official Plan land use that are
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recommended to permit a range of townhouse types and
apartment buildings. See Chapter 4 for more information.

Outdoor storage requirements in multi-residential areas

Generally outdoor storage within residential areas is not
permitted. The outdoor storage rules for residential areas
are recommended to be retained.

Parking requirements for residential areas are too high

Generally residential parking rates are proposed to be
lower. Please see the Guelph Parking Standards Review
Discussion Paper for more information.

Allow larger driveway widths

It is recommended that the maximum width of driveways
be limited to 50% of the width of a dwelling to a maximum
width of 3.5 metres to 7.5 metres depending on the zone.
Specifically the maximum width of a driveway in the
existing R.1D zone is recommended to be 50% of the width
of the dwelling or 6 metres, whichever is less. Please see
the Guelph Parking Standards Review Discussion Paper for
more information.

Reduce/remove common amenity landscape requirements,
or leave it up to the discretion of developers

It is recommended that the current rules for common and
private amenity area be retained. Additionally, it is
recommended that the rules for landscape open areas be
retained. Additionally, it is recommended that a green roof
be allowed to contribute to a portion of the landscape open
space requirements.

R3A - cluster towns - complete re-write - increased
densities - narrower lot sizes - not much needs to change
for street towns;

Three zones are recommended to implement the medium
density residential Official Plan land use. These zones will
permit a range of townhouse types and apartment
buildings. See Chapter 4 for more information.

stacked towns - densities should be slightly higher 27-29
upa - cluster towns 37.5 currently should be higher 15, 17-
19 upa; private amenity areas - above grade (on top of
garage) - be more like balcony depth rather than yard sized

The zones recommended to implement the Medium Density
Residential Official Plan land use will align with the
minimum and maximum densities and building heights
permitted in the Official Plan.

Stacked configuration units may need private amenities out
front

Thank you for your comment.
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Increased permitted height for the R3 zone
(stacked/cluster) to 3.5 storeys

The residential land uses within the Official Plan prescribe
maximum building heights for low density, medium density,
and high density residential areas. Generally, building
heights within low density residential areas are limited to 3
storeys, within medium density residential areas to 6
storeys, and within high density residential areas to 10
storeys. The recommended residential zoning aligns with
the maximum permitted building heights in the Official
Plan.

definition of stacked back-to-back towns

A definition of stacked back-to-back townhouse dwellings is
recommended to be included in a new zoning bylaw.

need to differentiate between different types of townhouse
dwelling

Back-to-back, stacked, cluster, and on-street townhouses
are recommended to be included as permitted uses within a
new zoning bylaw. Each of these uses will be defined.

maisonette no longer needed as a use

Maisonette is recommended to be deleted as a use as this
dwelling type is no longer relevant.

create a zone that permits apartments and townhouses

Three zones are recommended to implement the medium
density residential Official Plan land use. These zones will
permit a range of townhouse types and apartment
buildings. See Chapter 4 for more information.

laneway townhouses

Thank you for your comment

limit needed on the number of townhouse units in a row or
the length of a block of townhouses

The minimum distance between townhouse blocks rule is
recommended to be retained. A new rule is proposed with a
lesser setback for situations where the rear of one
townhouse block is adjacent to the side yard of another
townhouse block. See Chapter 4 for more information.

definition of storey needs to be clarified

It is recommended that the definition of storey be
consistent with the Ontario Building Code definition.

have a front facing pedestrian door as a requirement

It is recommended that a rule be included in a new zoning
bylaw that requires a front door on the first storey of a
building facing a street.

concerned about the permitted garage door width and
projections

The existing zoning bylaw has rules for garage projections
within the older built up area. It is recommended that
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maximum garage projection rules apply city-wide in a new
zoning bylaw. See the Guelph Parking Standards Discussion
Paper for more information.

create one zone that permits singles or semis

The preliminary recommended zones for low density
residential areas include a zone that permits both single
detached dwelling and semi-detached dwellings. See
chapter 4 for more information.

servicing capacities for pre-zoning to full OP potential

It is generally recommended that new residential zones
apply to residential properties to align with the density and
height permissions in the Official Plan. It is acknowledged
that in certain areas of the city, especially with some high
density residential sites, there may be servicing
constraints. As part of the preparation of the first draft
zoning bylaw these sites will be assessed for servicing
capacity. Should it be determined that there are servicing
capacity constraints a holding provision will be included in a
new zoning bylaw that limits heights and/or densities on
these sites until adequate capacity is provided.

tiny houses/coach house regulations

Coach houses are not recommended to be a use in a new
zoning bylaw. An accessory dwelling will be permitted to
locate in a detached building on a lot which is essentially
the same use as a coach house or possibly a tiny house.
Requirements for servicing a detached accessory dwelling
are determined by City Engineering.

front yard setbacks for landscaping

Generally the existing front yard setbacks are
recommended to be retained as they provide sufficient
space to accommodate landscaping.

smaller lot widths are challenging for infrastructure

The preliminary recommendation for low density residential
zones includes varying minimum lot frontages that range
from 6 meters to 30 meters depending on the residential
use on the property. See chapter 4 for more information
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permitted projections into front yard can be problematic

The existing rules for portions of buildings or structures
that are permitted to project into required yards are
recommended to be retained.

commercial and institutional uses in residential zones

The Official Plan provides for commercial and institutional
uses that are allowed within residential areas. It is
recommended that two zones be retained, one that permits
specific commercial uses, and one that permits specific
institutional uses within residential areas. The uses are
generally smaller scale and neighbourhood oriented.

exterior side yard regulations related to fences and sheds

It is recommended that the existing exterior side yard
setback rules for fences and sheds be retained.

2-3 storey houses and altering the character of
neighborhoods

Thank you for your comment.

Map 66 - is it still required?

It is recommended that map 66, which is a map that shows
the older built up area of the city, be retained and that the
rules for setbacks, lot sizes for properties within map 66
also be retained. See chapter 4 for more information.

4.5 m side yard - maybe lower (R3A cluster towns, stacked
towns) currently street trees are only provided on private
property - requires larger setbacks

It is recommended that the existing side yard setbacks be
retained for townhouses.

Indoor and outdoor amenity space regulations are too
difficult to meet and results in unnecessary CofA
applications. In comparison to other municipalities,
Guelph’s requirements are excessive. In addition, higher
density projects are often on smaller lots, making it hard to
achieve amenity space requirements while balancing the
financial feasibility of the project, i.e. land costs vs. units
yielded

It is recommended that the current rules for common and
private amenity area be retained. Additionally, it is
recommended that the rules for landscape open areas be
retained. Additionally, it is recommended that a green roof
be allowed to contribute to a portion of the landscape open
space requirements. See chapter 4 of the zoning discussion
paper for more information.
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major office - size in Growth Plan versus size in OP, versus
current zoning permissions

To align with the 2019 Growth Plan, a rule is recommended
to be included for office uses outside of intensification areas
that establishes a maximum office size of 4,000 square
meters

differences between medical office and personal service

The personal service use is recommended to be
incorporated into a broader use category called ‘service
establishment’. Medical office is recommended to be
retained. Each use will include a definition that will clarify
the difference between a medical office and a service
establishment.

structure of zones for employment and manufacturing

It is recommended that four zones be created to align with
the four employment Official Plan land uses. See chapter 6
for more information.

new industrial uses - vertical farming, distilleries, cannabis
manufacturing, indoor agriculture

It is recommended that the definition of manufacturing be
modified to clarify that uses such as the ones that are
referenced may be considered manufacturing.

The permitted uses in industrial malls

The Official Plan prescribes uses that are permitted only as
complementary uses within employment areas. To ensure
that these uses do not become the primary use on
employment lands, it is recommended that a rule be
included in a new zoning bylaw that requires
complementary uses to locate in a multi-unit building with
at least one unit occupied by a primary employment use.

is a definition required for shared office space?

An office use will be permitted in certain employment
zones. Generally, zoning does not provide rules for the
tenure of buildings, so whether a singular office building is
occupied by one user or more is not something that a
zoning bylaw would prescribe.

More flexibility required in the B4.2 Zone, it currently
functions more like a service commercial zone than
industrial.

Specialized zones will be reviewed as part of the
preparation of a first draft zoning bylaw to determine
whether the zone should be retained, deleted, or modified.
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The recommended zoning of properties must align with the
Official Plan land use.

Permit office use as a stand alone use in an industrial zone
or a certain percentage permitted within a building

It is recommended that an office use be permitted in
certain employment zones to align with the Official Plan.
Please see chapter 6 of the zoning discussion paper for
more information.

commercial schools that are commercial recreation in
industrial areas

It is recommended that a commercial recreation school be
deleted as a permitted use in the industrial areas as it is
not a permitted use as per the Official Plan employment
land uses (with the exception of the business park lands
east of the Hanlon Expressway).
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NHS/Open Space/Parks in Clair-Maltby

Three options are presented to zone the natural heritage
system in the Clair-Maltby Secondary Plan area. Please see
chapter 10 for more information.

Preserve NHS features

It is recommended that a natural heritage conservation
zone be included in a new zoning bylaw that applies to the
city’s natural heritage features consistent with the Official
Plan.

Speedvale underpass - boardwalk in floodplain, continuity
of boardwalk, retaining walls/structures

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.

Introduce a passive recreation zone

It is recommended that in addition to three parks zones,
one zone be included in a new zoning bylaw for the city’s
open spaces. The lands that would be zoned open space
include parts of the city’s trail system that are not located
within parks or the natural areas.

incorporate dog parks in park planning

It is recommended that three park zones be included in a
new zoning bylaw to align with the neighbourhood,
community and regional parks hierarchy in the Official Plan.
The programming of parks is not within the scope of the
comprehensive zoning bylaw review.

Tree requirements in ZBL

Review of tree-requirements was not within scope of this
zoning by-law review.
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Zoning of the Speedvale underpass

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.

Permit construction of Speedvale Bridge underpass with
connections to the north and south trail

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.

Provide clear intents for structures in Section 12 Floodplain
Lands and not limit by listing permitted uses and structure
types. This will avoid unnecessary delays on similar future
projects in Floodplains such as the planned Hanlon Bridge

underpass at Wellington Street

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
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structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.

Get the Speedvale Underpass Built

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.

Prioritize the zoning bylaw review of simple structures in
floodplains to allow the Speedvale Underpass Trail to be
constructed at the same time as the new Speedvale Bridge
in 2022

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.

Parks - recreational trails - should include utilitarian
purpose - connectivity to walkways & sidewalks;

This is not within the scope of the comprehensive zoning
bylaw review.

Provide better access to parks and greenspace

This is not within the scope of the comprehensive zoning
bylaw review.
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How will programmed uses be treated in natural areas?

It is recommended that a natural heritage conservation
zone be included in a new zoning bylaw for the city’s
natural areas and that this zone permit conservation uses
and existing uses. A definition of conservation is also
recommended that will include accessory passive recreation
uses that maintain the intent of the conservation use.

How will linkages and wildlife crossing be zoned?

If the wildlife crossings and linkages are designated as part
of the city’s natural heritage system, it is recommended
that they be zoned natural heritage conservation.

NHS boundaries need refinements if they are zoned

Chapter 7 includes a set of criteria for the mapping of
natural heritage features in a new zoning bylaw.

Speedvale bridge - would like it built in 2020 with bridge;
both live near Speedvale bridge; recreation activities in
parks and floodplains; definition of "development" in
Conservation Authorities Act; no definition of "structure" in
conservation; would like permission to construct a anchored
boardwalk; Hanlon Creek underpass; North of Woodlawn -
Guelph to trail (wetland); bike parking and access; space
for pedestrians; cycling amenities; snowing and change
facilities

The Official Plan does not permit buildings or structures in
the floodway portions of the floodplain areas. This Official
Plan policy is consistent with provincial policies and Grand
River Conservation Authority rules. A review of other zoning
bylaws show that despite certain uses being permitted
within floodway areas, for example recreation uses,
generally structures associated with these uses are not
permitted outright. Based on this, it is recommended that
structures that meet the Ontario Building Code definition of
structure, with the exception of structures that are used for
flood control measures, continue to not be permitted within
the floodway portions of the city’s floodplain areas.
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Zoning along Gordon Street intensification corridor

Gordon Street is identified within the Official Plan as an
intensification corridor. Within the Official Plan land uses
along this corridor include mainly medium density
residential with some high density residential and
commercial. A new zoning bylaw will include updated
zoning for Gordon Street to align with the Official Plan.

Are there any community benefits associated with drive-
through facilities

Thank you for your comment. Drive-throughs are a
permitted use throughout the city. Through a new zoning
bylaw it is recommended that drive-throughs be permitted
in specific commercial and mixed use zones with a set of
rules for setbacks when adjacent to residential and
institutional areas as well as a minimum number of stacking
spaces required.

Allow the commercial zones to be more permissive when
possible.

It is recommended that the number of commercial and
mixed use zones be reduced and that broader categories of
uses be permitted, such as ‘retail establishment’ and
‘service establishment’.

Reduce the number of mixed use zones, try to collapse
zones together

It is recommended that the number of commercial and
mixed use zones be reduced and that broader categories of
uses be permitted, such as ‘retail establishment’ and
‘service establishment'.

Introduce a mixed-use zone which implements relevant OP
designations. Both mixed and freestanding buildings should
be permitted, commercial uses to also be permitted but not
required.

It is recommended that a specific commercial mixed use
corridor zone, a specific residential mixed use corridor
zone, and a specific institutional mixed use corridor zone be
included in a new zoning bylaw. To align with the draft
Official Plan amendment which is a result of the commercial
policy review, minimum and maximum commercial floor
area rules will be included within the commercial zone.
Residential uses will be permitted on commercially zoned
land within mixed-use corridors both in freestanding and
mixed-use buildings. However a commercial use must be
located on each lot zoned commercial.
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Provide a proactive planning framework to allow for the re-
use of commercial and institutional lands in the future,
specifically commercial and religious institutions.

Thank you for your comment.

Harmonize zoning permissions for 83 Dawson and 89
Dawson, they function as one development and should not
be viewed as two different specialized zones

The specialized zones will be reviewed as part of the
preparation of a first draft zoning bylaw.

Requiring a minimum floor area has financial requirements
tied to it

Thank you for your comment.

Definition of commercial schools - too broad

It is recommended that the definition of commercial school
be aligned with zoning trends.

What are catering establishments considered?

It is recommended that the use catering establishment be
deleted as a catering establishment is considered a
manufacturing use.

Pre-zone intensification corridors and mixed-use areas (e.g.

Gordon St - developers should have to go through and
arduous zoning process to implement the OP, should just
be SPA

It is generally recommended that all intensification
corridors, including Gordon Street, be zoned to align with
land uses in the Official Plan, including the density and
height permissions. It is acknowledged that in certain areas
of the city, especially with some high density residential
sites, there may be servicing constraints. As part of the
preparation of the first draft zoning bylaw these sites will
be assessed for servicing capacity. Should it be determined
that there are servicing capacity constraints a holding
provision will be included in a new zoning bylaw that limits
heights and/or densities on these sites until adequate
capacity is provided.

Update definition of commercial school

It is recommended that the definition of commercial school
be aligned with zoning trends.

Distinguishing between commercial school and recreation
centre

It is recommended that the definition of commercial school
be aligned with zoning trends.

Drive-through stacking regulations

It is recommended that a new zoning bylaw include rules
for the location of stacking lanes associated with drive-
through facilities.
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Provide a clear definition of drive-through facilities

It is recommended that a drive through facility be a use in
a new zoning bylaw and that it be defined.

maximum gross floor area doesn't align between zoning
and official plan

It is recommended that the new zoning bylaw include
maximum commercial gross floor area rules that align with
the proposed Official Plan amendment to implement the
commercial policy review.

Is it necessary to differentiate between restaurant, bake
shop and coffee shop?

It is recommended that a restaurant include both a bake
shop and a coffee shop.

Minimum ceiling heights in commercial buildings

It is recommended that a rule be included in a new zoning
bylaw that requires a minimum first storey building height
to allow for residential buildings to be converted to
commercial uses later.

Concerns from service commercial land owners if retail is
removed as permitted use

To align with the uses permitted in the Official Plan for
service commercial lands, it is recommended that specific
types of retail be permitted. General retail establishments
are not recommended to be permitted

Bars/Nightclubs - densities of bars creates "harms";
regulating physical access; distance between alcohol outlets

It is recommended that a nightclub be included as a
permitted use in a new zoning bylaw and that this use be
permitted in the downtown zones (as it currently is) and
also within certain commercial zones (as it currently is).
Within the downtown zones rules for licensed
establishments are recommended including rules for
maximum size, and not permitting interconnections
between adjacent licensed establishments.

How licensed establishments will be regulated

It is recommended that a nightclub be included as a
permitted use in a new zoning bylaw and that this use be
permitted in the downtown zones (as it currently is) and
also within certain commercial zones (as it currently is).
Within the downtown zones rules for licensed
establishments are recommended including rules for
maximum size, and not permitting interconnections
between adjacent licensed establishments.
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How will outdoor patios be regulated?

The rules for outdoor patios are proposed to be retained.

Don’t distinguish uses based on what is permitted in a mall
for properties between Elizabeth and York

Depending on the Official Plan land use of properties,
certain uses are only permitted as complementary uses.
The current zoning bylaw has rules for complementary uses
to locate in a multi-unit building, or a mall. Within chapter
3 of the zoning discussion paper options are provided for
how complementary uses can be permitted in a new zoning
bylaw.
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Parking and driveway comments

Comment
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Driveway widths

The parking discussion paper proposed maximum driveway
widths based on lot frontage for R.1A, R.1B, R.1C and R.
1D zones. 12 metres or less would be subject to a 3.5m
driveway width, 12.1m to 20.0m would be subject to 50%
of the building width or 6.5m (the lesser amount), and
beyond 20.1 metres would be 50 of building width or 9.5m
whichever is less. Driveway widths for townhouses has
been recommended at 3 metres.

Underground parking encouraging max. number above-
ground

Generally the minimum parking required is recommended
to be reduced. Rules for maximum number of parking
spaces is recommended for intensification areas.

Parking requirements (Goodwin Drive), concerned about
impact to on-site parking, fire trucks, and plows

Generally the minimum parking required is recommended
to be reduced.

Provide clear regulations that school parking requirements
can’t be interpreted under “"Assembly Use” because of its
gymnasium

A specific minimum parking rate is recommended for
schools.

Provide energy electrical? charging stations on streets

A zoning bylaw cannot provides rules for public streets.
Electric vehicle parking minimums are recommended to be
included in a new zoning bylaw

Dedicated parking spots for residents without driveways

Thank you for your comment. A zoning bylaw cannot
provide rules for public streets.

Permeable pavers to deal with storm water to allow wider
driveways

Thank you for your comments. The Guelph Parking
Standards Discussion Paper provide some
recommendations for driveway materials as well as
recommendations for maximum driveway widths.

Allow parking spaces to occupy areas in front of living
space

Generally this is not recommended in a new zoning bylaw.
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Parking spaces to accommodate multi-generational
households

For the most part, recommendations for rate of parking
spaces based on a rate per 100 square metres not based on
the tenure of a building.

Improved street parking regulations, current regulation of
.5space/house makes it challenging for guests to find
parking

The rates within a zoning bylaw are generally minimum
rates. Additional parking can be provided over the
minimum provided that all other zoning rules (such as the
maximum driveway width and landscape area
requirements) are met.

Reduced parking requirements for affordable housing and
senior housing development projects

Generally parking rates are recommended to be lowered
overall. Separate rates for buildings with affordable housing
and senior’s housing development projects that are not
considered long term care facilities, are not recommended
at this time.

Do not include bicycle parking as part of ZBL - more
appropriate for Site Plan or Urban Design Guidelines as it
varies depending on the development

It is recommended that minimum bicycle parking rates be
included city-wide in a new zoning bylaw. For more
information see the recommendations within the Guelph
Parking Standards Discussion paper.

Need to establish a consistent standard for parking
regulations that covers all forms of parking including visitor
parking to reduce confusion

Thank you for your comment.

Introduce mandatory bicycle parking requirements for
residential and commercial areas all across the City,
including parks and playgrounds

It is recommended that minimum bicycle parking rates be
included city-wide in a new zoning bylaw. For more
information see the recommendations within the Guelph
Parking Standards Discussion paper.

Change setback of legal parking space (usually garage) to
5.5 metres from 6 metres and make standard set back for
building also to 5.5 metres (some currently at 4.5 metres)
to assist with driveway width issue;

It is recommended that the existing 6 meter setback be
retained.

Reduce parking requirements for apartments

Generally parking rates are recommended to be reduced for
most land uses. The recommended rates for apartments
are 1 space permit dwelling unit plus 0.1 spaces of visitor
parking spaces per dwelling unit within intensification areas
and for other areas of the city, 1 space plus 0.25 spaces of
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visitor parking per unit for developments with 20 units or
less and 1 space plus 0.15 spaces of visitor parking per unit
for developments with over 20 units.

Parking requirements for home-businesses should be based
on occupancy/usage, rather than square footage of the
unit.

It is recommended that parking for home occupations are
determined based on square footage of the unit not the
occupancy/usage,

Remove minimum off-street parking regulation. Provide
developers with ability to provide parking if they think it’s
necessary.

It is recommended that minimum rates of parking spaces

continue to be included in a new zoning bylaw. In addition
it is recommended that maximum rates of parking also be
included in a new zoning bylaw for the city’s intensification
areas.

Double parking on Sweeney Drive makes it difficult for
residents to get out of their driveway. Residents can't enjoy
the park as it's being used for family functions, dog
training, skateboarding, etc.

Thank you for your comments. A zoning bylaw cannot
provide rules for street parking.

Improve parking stall signs, ensure underground and
surface parking signs read similarly

Thank you for your comments. This is not within the scope
of the comprehensive zoning bylaw review.

Commercial - parking - limiting surface parking,
repurposing on street parking

It is recommended that the minimum parking rates be
reduced. Additionally it is recommended that maximum
parking rates be included in a new zoning bylaw.

Surface treatment of parking - out?

For driveways, the existing zoning bylaw provides rules for
surface treatment. It is recommended that these rules be
retained. See the Guelph Parking Standards Discussion
Paper for more information.

tandem parking spaces

It is recommended that tandem parking spaces be
permitted for certain uses within a new zoning bylaw. See
the Guelph Parking Standards Discussion Paper for more
information.

garage interior space - need room for car, waste storage,
bicycle storage

The recommendations for the parking stall space within a
private garage were considered and recommendations are
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provided to allow for larger spaces to accommodate storage
space within a garage.

each use should have its own parking rate

It is recommended that all permitted uses within a new
zoning bylaw have minimum parking rates.

structured parking regulations

Through the preparation of the Guelph Parking Standards
Discussion paper, separate rules for structured parking
were considered. It is recommended that the no separate
size requirements for parking spaces located in above or
below grade structures be included in a hew zoning bylaw.

accessible parking

It is recommended that the existing accessible parking stall
dimensions as well as the number of accessible parking
stalls be updated to comply with AODA requirements. For
more details please see the Guelph Parking Standards
Discussion Paper.

parking requirements for residential zones in downtown

It is recommended that separate lower rates be provided
for Guelph’