Land Use Strategy
May 2003

City of Gueiph
Planning and Building Services



1.0 Introduction

This report outlines recommendations to
improve the land use framework of the
St. Patrick’s Ward neighbourhood. This
neighbourhood  will  continue to
accommodate a mixture of business and
residentiat uses over the long term. The
recommended strategy will assist in
reducing land use conflicts between
residential and business uses. The
strategy will also provide increased
flexibility for existing business lands in
order to encourage reinvestment and to
facilitate the transition to compatible
land uses. Staff also recommend that
the effectiveness of the land use
strategy be monitored and refinements
made during future reviews of the
Official Plan and Zoning By-law,

1.1 Background

In  February 2001, =a community
reinvestment strategy was initiated for
the St. Patrick's Ward neighbourhood.
A Community Improvement Plan was
adopted by City Council in May 2002
and approved by the Ministry of
Municipal Affairs in January 2003 setting
out a 10 year reinvestment program.
Actions include infrastructure, park and
community trail improvements. Other
activities include the implementation of a
neighbourhood traffic management plan,
land use review, financial incentive
review, heritage incentive review,
accessibility audit, guidetines for
development adjacent to the Guelph
Junction Raiway and a property
standards audit. The accessibility audit
was completed in September 2002,

This report proposes a new land use
strategy for the St Patrick’'s Ward
neighbourhood and builds upon the
following background studies:

s Ward One Land Use Strategy (1992)
by Hemson Consulting

* St Patrick's Ward Community
Improvement and Land Use Study
Draft for Public Review (January
2002)

= St Patricks Ward Community

Improvement Plan (April 2002)

* Review of Business Land Use
Policies (December 2002)

=  Review of Residential Land Use
Policies (March 2003)

Four informal public information
meetings have been held with
neighbourhood residents to refine the
community reinvestment approach. 87
letters have been received by
participants and have assisted in
refining this land use strategy.

1.2 Land Use Study Area

A land use review was identified as a
Year One priority in the Community
Improvement Plan. The St. Patrick's
Ward study area includes all lands
bounded on the west by the Speed
River, the north by the Canadian
National Railway, the east by Victoria
Road and the south by the Speed River
(see Figure 1).

1.3 Community Reinvestment Goals

The overall goals of the cornmunity
reinvestment strategy are to:

1. Enhance St. Patrick's Ward as an
afiractive place, with a high quality of
life, for Guelph residents to live,
learn, work, shop, play, recreate,
gather and worship by investing in
community improvements.

2. Encourage investment on industrial,
commercial and residential lands.

3. Provide a clear and flexible land use
framework to accommodate change
and provide a degree of certainty for
private and public investment.

4. Improve the visual quality and
accessibility of the area’s public lands
by improving key pedestrian linkages,



parks, trails, streetscape
gateway entrance features.

and

5. Provide a prioritized 10-year program
of community improvement initiatives
for consideration in the City's Capital
Budget process.

6. Consider future incentive programs to
encourage desirable development
and investment.

7. lmprove land use compatibility
between residential, industrial and
railway uses.

8. Protect and conserve the heritage
resources and the historic fabric and
character of the neighbourhood.

g. Encourage community improvements
that respect and strengthen the
historic neighbourhood character.

The existing land use policy framework
has been reviewed to determine if it is
consistent with the stated goals of the
community reinvestrnent strategy- This
strategic planning approach recognizes
that the St Patrick's ~ Ward
neighbourhood contains & mixture of
residential, commercial, institutional and
industrial land uses. Any land use
policy change recommended must be
respectiul of the specific historical,
cultural, economic and physical context.
Appendix A provides an overview of the
St. Patrick’s Ward neighbourhood.

1.4 Implementation Process

This land use strategy summarizes the
overall study process and highlights
specific Planning staff recommendations
for consideration by City Council at a
Public Meeting to be heid on June 16,
2003.

Planning staff will also be requesting
Council's permission to initiate the
formal public process to consider the
Official Plan Amendments outlined in
Appendix B.
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Planning staff are refining  the
preliminary Zoning By-law Amendments
contained in the earlier draft reports and
will bring forward a detailed report
outlining the specific proposals later in
2003. A preliminary outline of the
proposed Zoning By-law Amendmentis
(subject to change following public
consultation) is provided in Appendix C.
Al Official Plan and Zoning By-law
Amendments will follow the procedures
and public notification requirements of
the Ontario Planning Act.

Planning staff recommend that the
effectiveness of the proposed land use
strategy be monitored. Refinements
can be made in concert with any city-
wide review of the Official Plan and
Zoning By-law.

1.5 Future City Actions

Associated with the overall Community
Reinvesiment Strategy, a number of
related City initiatives are proposed:

1. Neighbourhood traffic management.
2. Property standards audit.

3, {mpiementation of infrastruciure,
streetscape, park and other projects
identified in the approved
Community Improvement Plan.

4. New guidelines for the development
adjacent 1o the Guelph Junction
Railway.

5. After-use pian for the former IMICO
property.

6. Review of brownfield, financial and
heritage retention incentives.

7. A review of regulations for lodging
houses, accessory apartments and
associated parking requirements.

Initiatives 1 to 4 have been included in
the Community Improvement Plan.
initiatives 5 to 7 are currently being
addressed by staff.



2.0 Land Use Review

2.1 Need for a Land Use Review

The Guelph Official Plan recommends a
periodic review of land use policies to
remain current with respect to changes
in legislation, societal trends and public
expectations. Improving the quality of
life for neighbourhood residents by
reducing land use conflicts is g key goal
of this review. A land use policy
framework is needed that will facilitate
the transition from industrial to other
uses that are compatible with the
surrounding residential areas. The
current business land use policies need
refinement to facilitate this desired
transition.

2.2 Review of 1992 Hemson Study

The current land use policies are based
primarily on the findings of the 1992
Ward One Area Future Land Use
Strategy  prepared by  Hemson
Consuiting (see Figure 2). Several
Official Plan polices and Zoning By-law
regulations were amended following the
recommendations of the Hemson study.

Several positive land use changes
within the neighbourhood have resulted
since the adoption of the Hemson study.
New multiple residential units have been
built adjacent to the Speed River and
along York Road. Accessory apartments
and intensification of under-utilized |ots
have provided new housing throughout
the neighbourhood and have reversed a
sharp population decline. The recent
approval for the conversion of the
former Lem's  Mill building  into
condominiums will provide a range of
housing opportunities while reinforcing
the historic mixed use character of the
neighbourhood.

Compatible businesses have also
opened along York Road, Wyndham
Street South and Elizabeth Sireet.
Many of these businesses have become
established in older industrial buildings

which have been subdivided into
affordabie spaces.

Community trails and parks have been
expanded along the river and a new
pedestrian bridge constructed across
the Speed River since 1992,

New infrastructure has been provided
including bridges on Wyndham and
Neeve, reconstruction of Elizabeth
Street  (west of Stevenson) and
numerous sidewalk repairs.

The Hemson study, however, was
based on several assumptions that may
not be wvalid today. These key
assumptions are described below:

* The Guelph Junction Railway woutd
cease operation and the lands would
be used for community trails or
consolidated with abutting lands.

* Up to 1000 new residential units in
multiple residential dwellings were
expected by 2002. Comprehensive
redevelopment including land
assembly of smaller residential
properties could provide a total of
3000 new residential units within the
neighbourhood.

° York Road was to connect to
Wellington Street via a new bridge
across the Speed River,

* Industries would be phased out and
these lands would be redeveloped
into new residential neighbourhoods.

° A mixed use industrial-residential
area was proposed east of
Stevenson Street which would
convert to predominantly residential
uses over the long term.

° Fifty percent of the industries
surveyed were expected to leave the
St.  Patrick's Ward for modern
business parks. Several owners
also indicated they were expecting
declining workiorces.

Since 1992, City Council has made a
commitment to the continued operation



of the Guelph Junction Railway. The
Railway is making 30-year commitments
to customers, is profitable and is
contemplating expansion.

Several of the new residential
neighbourhoods  envisioned in  the
Hemson report were based on the
assumption that the railway operation
would cease. This would allow former
industrial lands to accommodate new
residential districts.

Staff have revisited the Hemson study's
residential projections. 419 new
residential units have been constructed
since 1992. An additional 624 units
have received planning approval since
1992, primarily for the W.C. Wood
redevelopment and the Mill Lofis
conversion. Staff estimate that potential
exists for an additional 545 residential
units through the long term development
of business lands. This is 1124 units
lower than the Hemson study's
estimate.

in 1998, City Council approved an
amendment to remove the York Hoad
extension to Wellington Street from the
recommended road network in the
Official Plan. Traffic analysis during the
Community Improvement Plan review
also indicated that two travel lanes
would be sufficient if intersection
improvements are made. These findings
have assisted in stabilizing the
residential land uses along York Road
and guestion the viability of the Hemson
recommendation to create mixed use
commercial corridor along portions of
York Road and Elizabeth Street.

The shortcomings of the current land
use policies are most evident on the
existing business lands. The pace and
degree of land use change is slower
than anticipated in 1992. The current
policy framework has not assisted ithe
conversion of many existing business
properties to residential uses. A large
number of vacant and under-used
properties continue 1o be present

Heavy industrial uses are also present
and result in continuing land use
conflicts.

A number of legislative, planning policy
and real estate market changes have
occurred since the completion of the
Hemson study. These have a direct
impact on the existing business land
uses. A brief summary is provided
below:

« [n 1996, the Provincial Government
released the Guideline for Use at
Contaminated Sites in Ontario. New
residential and institutional clean-up
requirements were more rigorous
and resulted in high investigation
and clean-up expenditures. In
addition, financial instifutions have
become more cautious in providing
redevelopment loans due to shared
liability concerns. This has led to
property abandonment or the
reluctance to request a land use
change due to the high clean-up
costs and lower property values.

o In 1994, the Provincial government
prepared Land Use Compatibility
Guidelines to address the interface
between industrial and residential
uses. The intent of the guideline is
two-fold: protect existing sensitive
uses (residential, institutional, parks)
areas from the establishment of new
industrial uses and protect existing
industrial uses from encroachment
of new sensitve uses. The
proponent of a proposal to introduce
a sensitive use would be required to
prepare a compatibility analysis
demonstrating that the existing
industrial operations would not be
adversely affected by complaints
regarding normal operations.

o Serious inconsistencies exist
between the Official Plan policies
and Zoning By-law which makes the
desired transiiion from industrial to
more compatibie land uses difficult.




® The Official Plan policies are unclear
on the procedures for mixing
residential and business uses
together leading to land use confiicts
and a lack of reinvestment,

e While some of the larger
manufacturing operations continue,
the small business sector has
experienced increased stability and
growth.  Factories  have been
subdivided into affordable space
geared toward new entrepreneurial
firms creating a significant smail
business incubator.  These small
businesses have indicated that they
wish to stay and expand their
businesses in the neighbourhood

2.3 Main Focus on Business Lands

Staff primarily focused on business
lands during the land use review since
reducing land use conflicts was a major
goal. The main Jand use changes to be
experienced in the neighbourhood are
expected to occur on the existing
business iands.

Recent economic trends support the
trend toward smaller, service-oriented
businesses. A comparison of St
Patrick’'s Ward business survey resulis
between 1990 and 2000 indicated the
following trends:

= The number of traditionai industria
enterprises s declining while the
number of small-scale and service
oriented businesses is growing.

= Between 1990 angd 2000, the
number of J|ogal businesses
increased from 100 to 150.

° 75% of all businesses are in the
non-manufacturing sector,

® Manufacturing  businesses are
primarily in  metaj fabrication,
manufacturing and wood industries.

= Only four buildings are over
100,000 square fest in floor space.

* The average manufaciuring building
floor space is 21,000 square feet
(excluding W.C. Wood and Owens
Corning).

= The average hon-manufacturing
building is 8,000 square feet based
on a partial inventory. Many of the
personal  service shops and
convenience retail stores are mtuch
smalfer in size.

= The majority of businesses are
independently owned and Operated.

= St Patrick’'s Ward continues to be
an imporant employment area in
Guelph due to jts affordable land
and building costs, proximity to
business and labour markets, the
downtown and University of Guelph.

* Convenient access to major roads
and the Guelph Junction Railway
also benefit local businesses.

* Service oriented businesses are
experiencing a greater level of
stability compared to traditionaj
manufacturers.

*  Majority of business .owners do not
anticipate leaving the area or
decreasing their workforce.

The trend towards smaller, service-
oriented  businesses  creates an
excellent opportunity to facilitate positive
land use change in the neighbourhood.
The traditional mix of business and
residential land uses will likely continue
in the neighbourhood, A refined
business land use framework will help
lessen land use confiicts  while
stimulating new business investment.

Given the mixed use nature of the
neighbourhood, some businesses are
located on smaller parcels and
surrounded by stable residential areas.
Other  areas are predominantly
business-oriented with larger parcels
and less interface with residential uses.
Some areas are in transition from
industrial to more compatible business



uses. Some conversion of industrial
buildings to residential uses has
occurred. The land use approach needs
to be tailored for each situation.

2.4 Residential Overview

Overall, Planning staff feel that the
residential policy framework in the
neighbourhood is performing well.
Residential intensification has been well
distributed in the neighbourhood and
has positively contributed to an increase
in population (see Figure 3).

Major changes are not expected to
occur in the existing residential areas.
Larger-scale residential intensification
will occur on existing business lands.
The recently approved Mill Lofis
residential conversion provides a range
of housing types to meet diverse
housing demands. The most significant
residential development anticipated is
the redevelopment of the W.C. Wood
property. The development timing is at
the owner's discretion. The planning
approvals are in place on this property
“to guide the ftransition from heavy
industry to residential and park uses.
Other industrial lands could also support
residential uses subject to meeting land
use compatibility and property clean-up
requirements.

Planning staff are recommending that
minor refinements to the Zoning By-law
be made 1o recognize the mixed
residential nature of the neighbourhood.
Residential areas are zoned
predominantly for single detached uses.
Thirty percent of the residential
struciures within the neighbourhood are
made up of semi-detached, duplex,
townhouse or apartment units. These
upits are considered legal, non-
conforming dwellings within the single
detached residential zone. Staff are
recommending flexibility in the zoning
regulations to recognize these legally

established  residential units as
permitted uses subject to meeting
zoning regulations (i.e. ofi-street parking
requirements). Zoning  regulations
{minimum frontage, maximum height,
density, floor space index (FS!) and
angular planes) should also be reviewed
to determine if they are meeting their
intended objectives.

The proposed land use strategy will
assist in stabilizing the residential areas
of the neighbourhood by:

= Not permitting business expansion
to displace homes in the stable
residential area.

= (Changing zoning on business lands
to a range of land uses compatible
within a residential neighbourhoed.

=  Permitting mixed uses (including
residential development) on defined
business properties.

Proposed Official Plan amendments
would place 87 existing residential
properties currently designated for
commercial and industrial mixed use
into the General Residential
designation. This will provide a greater
level of long term stability for these
existing residential land uses.

The strategy also recommends that
many of the business properties be
rezoned by the City to permit residential
uses subject to meeting property clean-
up and land use compatibility
requirements. Zoning permissions may
assist in the conversion of the properties
{o residential uses over the long term.
Any major residential intensification that
occurs within this neighbourhood wiil be
on the existing business lands.

The stable residential areas of the
neighbournood  will  continue  to
experience incremental and small-scale
change over time as new housing is
introduced. Major changes in the
residential area are not anticipated.




3.0 Land Use Concept

Planning staff have prepared a land use
concept for the St Patrick's Ward
neighbourhood (see Figure 4). This
concept has been refined through the
public consultation process and staff
review of the neighbourhood. The land
use concept forms the basis for the
proposed land use strategy for St
Patrick’s Ward.

The proposed land use 'concept
identifies four broad categories that
contain a range of land uses:

*  Parks and Community Trails;
= Stable Residential Area;

* Stable Business Area;

*  Mixed Use Area.

3.1 Parks and Community Trails

Land use policy changes are not
anticipated for the identified parks and
community trails. New community trails
are proposed along the easterly edge of
the Speed River. A trail connection is
also proposed to connect the Eramosa
River trail to the river valley east of
Victoria Road. These future community
trail linkages are shown in the approved
Community Improvement Plan,

A new neighbourhood park is proposed
beside Sacred Heart School when the
W.C. Wood property is re-developed for
residential purposes. If the lands
bounded by Huron Street, Alice Street,
Morris Street and York Road are
developed for residential pUrposes,
additional parkiand will be required
Figure 5 shows a possible location for a
new neighbourhood park along Huron
Street.

New Par;k-For Sacred Heart 653?65&3(:!10]

3.2 Stable Residential Area

Most of residential areas of the St
Patrick's Ward are very stable and
consist of  predominantly single
detached homes. Housing forms are
generally low-rise and under 3 storeys.
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Protect Stable Residential Areas

Almost 200 neighbouthood properties
are listed on the City's Inventory of
Heritage Structures. More than 90% of
the neighbourhood's housing stock was
constructed prior to 1929. Most of the
homes are in good condition and many
have been renovated. Over time, new
housing replaces some of the earlier
homes. The City’s Heritage Planner
and  Guelph Heritage Committee
currently review and comment on
demoiition permit applications.
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Residential Intensification is Encouraged
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Historic Streetscapes are
Land use change and residential
intensification in the Stabie Residential
Area will continue to happen
incrementally over time and will be
initiated by individual landowners. A
public consultation process is required
for most planning applications (i.e.
severance, variance, Official Plan and
Zoning By-law amendment) and can
assist in refining the details of
development proposals.

on g York Roa }
The Official Plan sets out criteria to
evaluate proposals for residential
intensification. Zoning approval for
townhouses is currently in place at the

northeasterly corner of Wyndham Street
South and Gordon Street.

Future consolidation of larger resideniial
properties may occur in a few locations
along arterial roads for multiple unit
residential development. The majority of
the Stable Residential Area consists of
narrow and shallow lots that would be
very expensive and difficult to
consolidate. Major land use changes
are expected to occur on the existing
business lands and not in the Stable
Residential Area.

The gradual intensification of a
neighbourhood tends to reinforce the
residential character of the area and
support local schools, other community
facilities, shops and services.

The Stable Residential Area currently
has several religious establishments,
clubs, personal service establishments,
offices, and convenience shopping
facilities. These small scale uses
contribute positively to the
neighbourhood’s historic mixed use
character.

A number of businesses also exist
within the Stable Residential Area. It is
expected that some of these properties
will continue to support businesses over
the long term. The land use strategy
proposes site-specific Official Plan
policies and Zoning regulations to guide
the use of these existing business lands
in the Stable Residential Areas.
Depending on the location, a restricted
range of uses will assist in improving
land use compatibility.

The land use strategy will also permit
these properies to be wused for
residential purposes where land use
cornpatibility and clean-up requirements
can be met. Staff only expect some of
the existing business properties to be
converted to residential uses given the
high property clean-up costs. The City's
Brownfield Strategy may assist in off-
setting some of these costs.



3.3 Stable Business Area

There are areas of established business
concentrations that are highly uniikely to
change to residential uses over the jong
term.  Business concentrations located
along Victoria Road, Elizabeth Street,
York Road and Stevenson Street are
weli-established. Over time, the types
of operations may change but this
concentration of business uses will
remain (see Figure 4).

Staff believe that the reform of business
land use policies will have the greatest
potential to improve the quality of life in
the neighbourhood whiie revitalizing and
supporting the small business sector,
The propased land use strategy will also
help improve land use compatibility
between residential and business uses.

New business and other compatible
uses could be accommodated in
existing business buildings and on
existing business lands. The challenge
will be to atternpt to reduce any
compatibility conflicts  between the
Stable Residential Area and the Stable
Business Area,

industrial District North of York Road

Many of the existing business properties
have industrial zoning. Staff believe that
allowing greater flexibility in the range of
permitted business uses will assist in
the desired transition from  heavy
industry to smaller, service-oriented
business and office uses, Allowing a
limited range of commercial and other
complementary business uses will give
the landowners more options for leasing
buildings and properties, The current
industrial zoning limits these options and
may lead to new compatibility concerns.

ey

‘Service Commercial Along Elizabeth Street

Concentrations of service commercial
uses are present along Eiizabeth Street
and - Victoria Road, Many of these
properties have similar characteristics
but have different restrictions on land
uses. Unifying these properties under a
similar zone would provide additional
business opportunities,

Within the Stable Business Area, the
location of new mixed use residential
development will be restricted to the
Stevenson Street frontage. This will be
subject to meeting clean-up and fand
use  compatibility criteria. New
residential development wili not be
permitted in other areas of the Stable
Business Area.

The major Jand use changes will ocecur

‘primarily on"existing business fands. A

wider range of land uses and more
flexibility may be possible on the iarger
business land parcels. However, the
flexibility and range of uses will be
carefully controlled when adjacent to
stable residential areas. Additional
guidance on land use compatibility has
also been proposed for the Official Plan,

3.4 Mixed Use Area

Providing a mix of Jand uses in the
neighbourhood helps to meet the
diverse needs of local residents and
businesses.  Mixed land uses have
been demonstrated to Support public
fransit and help to reduce automobile
dependence for meeting basic needs
and carrying out daily tasks. This mixed
use straiegy also builds upon the
existing mixed character of this area,



Neighbourhood scale retail and personal
service uses (convenience store, hair
stylist, dry cleaner, doctor’s office, video
rental, etc) help to support and
strengthen the existing stable residential
component. Offices and other small
business areas contribute to the
neighbourhood’s mixed use character.

York Centre Allows a Mix of Business Uses

Opportunities may also exist for shared
parking facilities for businesses and
residents in the Mixed Use Area. The
Mixed Use Area will permit the mixing of
business and residential uses within a
single building as well as free-standing
business and residential buildings. Only
compatible and low intensity uses would
be permitted. This land use approach
will assist in improving land use
compatibility in the neighbourhood over
time.

New compatible business uses will be
permitted within ithe Mixed Use Areas.
New business uses, however, will not be
permitted to displace existing residential
uses in the Stable Residential Areas
outlined on Figure 4.
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3.5 Conclusion

The proposed land use concept forms
the basis for the Official Plan
amendments and future Zoning By-law
amendments necessary to implement
the land use strategy for the St. Patrick’s
Ward. The land use strategy will assist
in improving land use compatibility
between the residential areas and
business uses over the long term.

The land use strategy will help minimize
the amount of change in the Stable
Residential Areas. Residential areas
adjacent to business uses will be given
a greater level of long term protection
under the proposed Official Plan policy
changes.




4.0 New Land Use Strategy

4.1 Community Reinvestment

The St Patrick’s Ward Study was
initiated to address Known infrastructure
deficiencies and lang use conflicts
between businesses and residences.
City Gouncil has shown its commitment
to the neighbourhood by adopting a
Community Improvement Plan in May

2002 which will guide the significant
municipal  investment required to
Upgrade neighbourhood infrastructure

and amenities,

This neighbourhood has been shaped
by almost 150 years of land use change
and redevelopment. A comprehensive
approach is required to address land
use concerns. New development activity
and reinvestment will build upon this
historic urban pattern.

It is hoped that the City’s improvement
initiative will act as a catalyst for re-
nvestment. Improving the climate for
business investment is crucial since
private  initiative and capital  will
physically implement the proposed land
Use strategy.

The proposed fand use strategy will not
result in immediate or dramatic change
but will help €ncourage new investment,
lessen land use conflict, stabilize
residential areas and improve the quality
of life for residents,

4.2 Improving Quatity of Life

Improving the quality of life in the St
Patrick’s Ward neighbourhood is a key
goal of this land yse review.  With
respect to land use policy, quality of life
has an important spatial component.
What happens “on the ground” affects
both individuals and, in a broader sense,
the citizens of Guelph. A few positive
quality of life considerations include:

= Accessing the natural environment
offered by the Speed and Eramosa

11

Rivers and the community  trails,
parkland and sports facilities;

® Avajlability  of neighbourhood
oriented facilities such as schools,
churches, clubs, personal services
and convenience shopping;

" Striving for a livable community with
safe, accessible streets ang public
Spaces, supportive health and
social services;

* Encouraging citizens to enhance
their personal and neighbourhood
well-being by actively participating
in civic affairs;

* Providing a high quality bujlt
environment, which includes safe,
affordable housing, well maintained
properties, attractive streetscapes
and parks;

® Improving quality and accessibility
of the outdoor environment 1o
€ncourage alternative modes of
fransportation (pedestrian, cyclist
and transit);

* Ensuring economic prosperity by
_Promoting. employment growth and
Opportunities for Guelph residents:

* Relping locai businesses succeed
in the light of increasing competition
and global economic trends,

Considerations  that may negatively
impact quality of life include:

* Noise, dust and poliution from
businesses angd road and rail
transportation corridors;

* Poorly maintained properties that
unfairly portray a negative image of
an area;

* Abandoned and under-utilized
business properties that reflect a
lack of confidence in  business
investment;

= Concemns with potential impacts of
soil  contamination on industrial
properties:;



» Traffic issues related to speeding,
lack of parking and disruptions
caused by truck loading and rail
operations;

= Poor state of infrastructure that
could act as a disincentive for
investment by the private sector.

Refining key business land use policies
may lead to reduced land use conflicts
with adjacent residences. This reform
may also help energize the emerging
service-oriented small business sector.

improving the quality of life of the St
Patrick's Ward neighbourhood involves
more than the land use reforms
proposed in this report. The Community
Improvement Plan recently adopted by
City Council will help improve the
physical aspects of the neighbourhood
including infrastructure, streetscaping,
park and community trail improvements.

Other City initiatives include improving
community services and facilities,
preparation of a brownfield sirategy to
stimulate soil clean-up and reinvestment
and the investigation of incentive
programs to retain heritage structures
and assist in upgrading properties fo
meet current Building Code standards
are also helpful. A new guideline for
development adjacent to the Guelph
Junction Railway will also help improve
land use compatibility. Together, staff
believe that these City initiatives will
improve the quality of fife and would

give individual  landowners the
confidence to invest in their properties
and the neighbourhood.

4.2 Enhancing Residential Stability

Historically, expansion of businesses
has taken precedence over maintaining
the stability of residential areas in the St.
Patrick's Ward, The 1946 Zoning By-
law schedule is shown below. Areas
within “A” and "B" categories were in the
Residential Zone. Ontario Street and
easterly segment of York Road were in
the General Business "D’ Zone. The

remainder of the properties in the
neighbourhood were in the Industrial “E”
Zone,

- y

Industrial “E" Zones in 1946 Zoning By-law

The early Zoning By-laws blanketed
residential areas close to the Guelph
Junction Railway and major roads with
industrial and commercial zoning. Many
homes were removed during this time to
accommodate business  expansion.
Long-time residents recall the negative
impact of business expansion on
residential stahility. Some are
concerned that any expansion of
business uses today will have a similar
negative impact.

Prior to the 1971 Zoning By-law, several

“industrial - —and  automotive  related
businesses became established
immediately adjacent to residential

homes. While many of these businesses
have left the neighbourhood or have
been converied to new uses, several
remain today. Some of these uses are
recognized as permitted uses in the
Zoning By-law, while others are
considered legal, non-conforming uses.

Given this history, the pattern of mixing
residential and business use will likely
remain in the neighbourhood over the
jong term. The challenge will be to
strategically guide the transition of the
business uses away from the intensive
industrial activities and toward those
uses that are more compatible with the
established residential  environment.
The mixed use character of the
neighbourhood will be maintained.




Considerable private investment in
home renovations has occurred over the
last decades on residential lands. Many
residents in the neighbourhood want to
see City actions that would strengthen
and enhance stable residential areas.
In particular, residents do not want
business expansion to displace family
homes. Increasing residential stability
will help maintain the local elementary
school population and the many
community facilities, churches and
shops in the neighbourhood.

4.3 City-Initiated Actions

Staff feel that the land use framework
for the neighbourhood can be
significantly improved by the following
City-initiated actions:

1. Promote conservation and adaptive
re-use of heritage structures and
properties,

2. Protect the stable residential area by
not permitting business expansion to
displace homes.

3. Target specific business lands in the
stable residential area for City-
initiated Official Plan and Zoning By-
law amendments tfo facilitate a
transition from industrial to new uses
that are compatible with a residential
neighbourhood.

4. Propose City-initiated Official Plan
and Zoning By-law amendments for
certain  business lands to permit
mixed wuse and free-standing
residential development subject to
meeting the required site clean-up
and land use compatibility
requirements.

5. Propose City-initiated Official Plan
and Zoning By-law amendments
Zone stable business lands to permit
an expanded range of land uses and
refine the manufacturing definition in
the Zoning By-law.
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6. Require land use compatibility
criteria to be satisfied for all new
development proposals.

7. CGilarify Gity policies related to legal,
nonconforming business land uses
in order to prevent disruptive uses
from re-establishing once the use
formally ceases.

8. Review Zoning By-law regulations
regarding minimum lot frontage,
maximum height, density, floor
space index (FSI) and angular
planes to determine i the
regulations are meeting their
intended objectives.

9. Initiate Zoning By-law Amendments
o recognize legal non-conforming
semi-detached, townhouse and
apariment uses as permitted uses.

Strategy 1 - Respect Heritage

Flanning intervention in an established,
inner-city neighbourhood requires a
more sensitive and place-specific
approach that respects its character and

history.

The historic mixed use character of St.
Patrick’'s Ward should be enhanced by
conserving and adapting our built
heritage resources. The industrial
character of prominent buildings, such
as the W.C. Wood buildings on Arthur
Street and the former Uniroyal building
on Huron Street, should be respected
and celebrated if these lands are
developed for new uses.

New parkiand and community trails on
former industrial  lands  should
incorporate available heritage structures
or artifacts. The park and community
trail design should use appropriate
industrial materials and techniques
which make a direct connection to the
site’s industrial heritage.
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Encourage Adaptive Re-use of W. C.
Buildings in Any Redevelopment Proposal

These two properties are listed in the

inventory of heritage resources. A

Holding provision will he applied to the
zoning to ensure that any development
incorporates the significant heritage
aftributes of the structures.

Uniroyal Building Could Support New Uses

The proposed land use strategy for the
neighbourhood supporis  incremental,
long-term change that would facilitate
adaptive re-use of existing residential,
industrial and commercial buildings.
Heritage incentives may also assist to
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offset additional costs anticipated with
the retention of the heritage buildings.

ved Adaptive Re-use of
Industrial Building for Condominiums

Planning staff will consult with the
Guelph Heritage Committee to develop
strategies to encourage the retention of
heritage resources and the area’s mixed

use industrial character. Incentive
programs may assist in the conservation
and adaptive re-use of heritage

‘structures within the neighbourhood.

Sensitive and appropriately-scaled infill
residential and business development is
encouraged by several sections of the
Official Plan. The current Official Plan
policies provide appropriate guidance
and do not require revision.

_Strategy 2: Protect Residential Areas

Following public input, staff revisited the
preliminary land use concept prepared
in early 2002. There was a strong
public consensus that efforts should be
placed on stabilizing and enhancing
residential land use. The foilowing
actions should help stabilize residential
land uses in the neighbourhood over the
long term.

2a — Refine Limits of the Commercial
Mixed Use Designation

The Official Plan was amended 1o
implement the land use strategy outlined
in the 1992 Hemson Study. The
“Commercial Mixed Use” land use
designation was placed along poriions
of Elizabeth Street, York Road and
Wyndham Street South.

While some new compatible businesses
have become established, limited




conversion to commercial uses has
occurred over the last 10 years. There
have also been compatibility problems
related to the lack of off-street parking
for some of the successful businesses.

Existing lands designated Mixed Use
Commercial were reviewed to determine
the feasibility of implementing  this
commercial policy. Business uses are
fairly well established on the north side
of Elizabeth Street between Duke Street
and Huron Street. The north side of
York Road has established business
uses betwsen Brockville Avenue and
Victoria Road. The west side of
Wyndham Street South also has several
businesses. These established areas
should remain in the Commercial Mixed
Use designation.

Very few of the other properties within
the Commercial Mixed Use designation
were wide enough or had sufficient lot
area to accommodate the required off-
street parking for commercial uses.
Staff feel that the current commercial
designation could lead to property
consolidation and demolition of homes
to accommodate business expansion.
This would be contrary to the desired
strategy of stabilizing the residential
area,

Staff are proposing that certain lands
currently designated Commercial Mixed
Use on York Road and Elizabeth Street
be placed in the General Residential
designation in the Official Plan (see
Appendix B). Individual properties
currenty zoned for commercial
purposes will be recognized in the
Official Plan as permitied uses within
the General Residential designation.
This policy change will help stabilize 53
residential properties over the long term.

2b - Refine Limits of the Mixed
Industrial-Residential Designation

in 1994, the Official Plan was also
amended o infroduce a new Mixed
Industrial Residential designation. This

designation was created to facilitate the
transition form heavy industry to more
compatible uses east of Stevenson
Street.

In addition to the existing business
lands, this designation was applied to
several residential properties on Simcoe
Street, on the east side of Stevenson
Street and along Victoria Road South.

The intent of the policy was to allow live-
work units for artisans and small
businesses. Unfortunately the existing
policy could also be broadly interpreted
to permit industrial expansion into stable
residential areas, The mixing of
industrial and residential uses together
is also difficult and undesirable from a
land use compatibility perspective.

Staff are proposing that defined lands
currently designated Mixed Industrial
Residential on Simcoe Street and
Stevenson Street South be placed in the
General Residential designation in the
Official Plan (see Appendix B).

This policy change will help stabilize 33
residential properties over the long term.
The General Residential designation
permits non-residential uses that serve
the neighbourhood. Any additional non-
residential uses wouid require an Official
Plan amendment to be established.
Official Plan policy also requires that
land use compatibility, parking and site
plan considerations be satisfied. Under
this policy, a new incompatible land use
would not be permitted since it would
not conform to the Official Plan.

Strategy 3 - Strategic Policy Changes

The primary purpose of the proposed
policy changes within the Stable
Residential Area (see Appendices B and
C) is to improve land use compatibility
by restricting the range of permitted land
uses for existing business properties
within the Stable Residential Area.




City-initiated Official Plan and Zoning
By-law amendments on defined
properties can be an effective strategy
to facilitate positive land use change. In
many cases, the existing industrial
zoning permits only incompatible land
uses and would not permit new lower
impact businesses or residential uses to
become established.

This proposed land use strategy will
result in some of the existing business
operations  becoming legal, non-
conforming uses. This allows a non-
conforming land use to be permitted
indefinitely as long as it is in continuous
operation.  However, once a non-
conforming use ceases operation, that
use would not be allowed to re-establish
on the property.

Specific business lands would be re-
zoned 1o permit the broad range of land
uses in the Office Residential OR Zone,
including residential. The zoning for
some properties will also include
additional  site-specific land uses
appropriate for the particular context.

Given the mixed use nature of the
neighbourhood, staff have provided the
flexibility to support trade-oriented
businesses to continue on specific
properties. The  specific  Zoning
permitted uses and regulations for the
individual properties will be detailed in a
report prepared later in 2003. A brief
outline of the preliminary proposed
Zoning By-law amendments is provided
in  Appendix C. These preliminary
proposal are subject to change following
public consultation.

Strategy 4 — Promoie Mixed Uses

St. Patrick's Ward is a diverse
neighbourhood that contains a wide
range of land uses. Given the siability
of the business sector, it is unlikely that
alt of these operations will relocate. The
intensity of business uses may be
lessened by restricting the range of

permitted uses. New residential
development opportunities also exist
within the identified mixed use areas.
Existing residential uses are also
permitted to continue within the mixed
use area,

The Mixed Use Area identified on the
land use concept (Figure 4) illusirates
where mixed land uses could occur.
Encouraging a mix of compatible
business and residential land uses may
help stimulate investment on existing
business lands while contributing to the
neighbourhood's residential population.

Land uses can be mixed vertically in the
same building or in free-standing
buildings.  Grouping complementary
land uses together may help to reduce
travel demand by satisfying a number of
individual needs at one location. Mixed
land uses and higher density residential
buildings help support alternative
transportation modes such as public
transit, cycling and walking. Mixing land

uses is also a more land efficient
approach compared to land use
segregation.

City-initiated. . Official Plan. and Zoning

By-law amendments for defined
properties in the Mixed Use Area will
faciiitate desirable land use change.
While a range of commercial, business
and institutional uses can be mixed
together with little concern, particular
attention must be placed on addressing
the interface between residential and
business uses. The existing Official Pian
policies provide some useful guidance
on land use compatibility, transition in
scale and intensity of business uses,
and urban design considerations.
Additional policy direction in the Official
Plan and Zoning will ensure land use
compatibility.

The intensity of the mixed use areas
would be limited by the size of the
property and by adjacent land uses.
Intensification of properties should not
be permitied if the site is too small 1o




accommodate building expansion or the
required off-street parking spaces. Any
impact on adjacent residentiaj properties
will be minimized by restricting the
range of permitted land uses, outdoor
Operations and storage  areas.
Stormwater management may also be
required. depending on the scale of
development proposal.

Staff are proposing that the Mixed Office
Residential land use designation be
applied to three defined areas within the
neighbourhood. Two blocks are
proposed to be re-designated from
General Residential to the Mixed Office
Residential land use designation (see
Appendix B). The central block is
bounded by Alice Street, Morris Street,
York Road and Huron Street. The
second, smaller block is bounded by
Alice Street, Stevenson Strect South,
Beverley Street and Johnston Street. A
third area is defined by Victoria Road,
the Guelph Junction Railway and the
current industrial lands at 141 Victoria
Road South. Staff are recommending
that this area be re-designated from
Mixed Industrial Residential to Mixed
Office Residential land use ‘designation.
These identified areas are the most
likely candidates for new development
and adaptive re-use of existing
buildings.

Generally, the range of land uses in the
Office Residential OR Zone wili be
permitted on these properties (see
Appendix C). Some properties will also
include additional site-specific land uses
appropriate for the particular context.
Freestanding muitiple residential
apariments and townhouses will also be
permitted on the larger land parcels.
Any new housing will require that site
clean-up and land use compatibility
criteria are met.

New development will also be required
to accommodate off-street parking and
loading facilities. Site Plan Approval will
also be required to upgrade the existing

properties and mest the urban design
criteria of the Official Plan.

If significant residential development
occurs within the block bounded by
Alice Street, Morris Street, York Road

~and Huron Street, additional
neighbourhood  parkland will be
required. A potential neighbourhood

park location has been illustrated on
Figure 5. This park will not be required if
the business land use continues.

Office and related uses are compatible
with surrounding homes, support small
business growth and assist in adaptive
re-use of heritage buildings. There is a
strong demand for the historic, high
ceiling, multi-storey industrial buildings
of the early 20" century period. Portions
of the W.C. Wood buildings on Arthur
Street and the former Uniroyal building
on Huron Street are likely candidates for
adaptive re-use.

The Downtown Board has expressed
concern related to the expansion of
offices in the St Patrick’'s Ward. As
noted previously, staff are proposing a
dramatic reduction in the number of
properties where the - Official 'Plan
designation would permit offices along
York Road and Elizabsth Street.

Staff feel that the existing business
lands are the most appropriate place fo
encourage office development due to
the larger property size and the ability to
accommodate off-street parking. Staff
do not feel that the gradual, long term
conversion of industrial lands to office
uses will negatively impact the viability
of existing offices in the downtown.

Strategy 5 — New Business Policies

Planning staff feel that permitting a
wider range of compatible office and
commercial uses on the Stable
Business Area lands would help to
revitalize the small business sector and
lessen land use conflicts with adjacent
homes.




St. Patrick Ward's business sector is
very important to Guelph's economy. In

addition to providing employment
opportunities,  business investment
increases the City's non-residential

assessment base and helps to lessen
the financial burden on homeowners.

The proposed approach is consistent
with economic trends away from larger
traditional manufacturers and toward
smaller, entrepreneurial firms. Evidence
of this trend is apparent in the
neighbourhood with the conversion of
larger factory buildings into smaller,
affordable units. These conversions
support the emerging small business
sector and help to retain historic
industrial buildings. Mixing a range of
business land uses together has proven
very successful. The current range of
permiited land uses in the Zoning By-
law, however, is too restrictive with
respect to mixing commercial and
industrial uses.

New Official Plan and Zoning policies
are proposed (see Appendices B and
C). Staff hope that the additional
. flexibifity and clearer policy framework
will improve confidence and lead to
additional private investment.

Increased flexibility in the land use
policies would also help o reduce staff
time in processing applications for minor
changes to permitted uses. Expanding
the range of permitted uses aiso assists
businesses and landowners respond to
changing market conditions, product
lines, customer needs and tenants.

Changes to the existing business land
use policies have the potential for the
greatest positive neighbourhood impact.
There are serious deficiencies in the
existing land use policy framework that
need immediate attention including:

= A mismatch between the intent of
Official Plan policy to transition to
compatible land uses and the
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existing zoning which allows heavy
industrial uses to be established.

= The current zoning on business
lands is often very restrictive and
limits the range of permitted uses to
those industrial and commercial
uses that existed in 1995. This acts
as a significant disincentive to
investment and makes it difficult to
attract new compatible land uses.

= The Official Pian policies are
unclear on mixing residential and
industrial uses which could lead to
misinterpretation and increased
land use conflicts.

Many business owners have also
expressed concerns related to parking,
truck loading problems, lack of space for
building expansion and conflicts with
abutting property owners.

it is hoped that changing the land use
framework will reduce the intensity of
industrial  operations  within  the
neighbourhood. Allowing compatible
businesses to become established will,
over time, lessen land use conflicts and
truck traffic within the area. Staff will

“require all new developrifient 1o meet off-

street parking and loading requirements.
5a — New Mixed Business Designation

Significant revisions are required for the
existing Mixed Industrial Residential
land use designation. The current
Official Plan policies have created
interpretation difficulties for staff over
the years. Policy ambiguity has resulted
in mixing incompatible uses and the re-
introduction of heavy industry to the
area. The <chief problem is the
inconsistency between the heavy
industrial zoning and the Official Plan’s
intent to transition io more compatible
range of land uses.

A new definition of manufacturing may
be useful in improving the interpretation
of the Zoning By-law. Defining the
intensity of manufacturing uses using




the Ministry of Environment's industrial
compatibility classes is recommended.

A new Mixed Business land use
designation is proposed (see Appendix
B). This designation would allow a wider
range of land uses for existing industrial
lands east of Stevenson Street South.
While residential dévelopment would not
be permitted on defined business lands,
mixed use residential and business
buildings would be permitted along
Stevenson Street South to act as a
buffer to the established neighbourhood.
Al residentia! development will be
required to meet land use compatibility
and clean-up criteria.

This approach would assist in the clean-
up and upgrading of existing industrial
buildings and properties. ~ Financial
institutions  usually require property
clean-up prior to committing to any
financial ~arrangements  with  land
owners. Site Plan Approval would also
be required where re-developrment
occurs.  Overall, staff feel that the
proposed strategy will assist in
stimulating new investment on existing
business lands and facilitate the
upgrading of existing properties and
buildings.

Sb — New Business Zoning

Several properties are currently within
the Industrial B.4 zone. This zoning
category was created to apply primarily
to suburban business parks and is not
suitable for a central city location. The
range of permitted uses is also very
narrow and oriented toward traditional
manufacturing. Minimum building size
and setback regulations are difficult to
achieve and would not be desirable in
the central city contexi. A new zoning
approach is needed to recognize the
older, urban built form of this area. This
new zoning approach would allow the
conversion of industrial uses to a range
of compatible business uses. This
approach would help maintain the
historic industrial character of ihe
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buildings and area. A new Mixed
Business B.2 Zone is proposed (see
Appendix C).

The zoning on the service commercial
lands also needs fo be updated due to
the limited permitted uses that vary from
property to property. The current
concentration primarily supports a
variety of automotive-related uses and
one furniture store. Providing additional
flexibility in the range of permitied uses
may result in increased property
investments and a wider range of
businesses to serve the employment
lands in the area and other consumers.
Staff are recommending that minor
changes be made in the extent of the
Service Commercial designation and
that the standard Service Commercial
8C.2 Zone be applied to these
properties (see Appendix C).

Overall, zoning business properties for a
wider range of land uses will give
landowners increased certainty that
investing capital on the property and
buildings would result in positive
financial returns. Uncertainty regarding

. future land use, on the other hand, often

results in a lack of investment.
Strategy 6 -New Compatibility Criteria

This land use discussion paper
suggests restricting the range of
permitted business uses adjacent to
stable residential areas. Specialized
zoning regulations and other site
planning techniques could also assist in
reducing land use conflicts. These
measures inciude:

* Restricting truck loading areas for
existing businesses and requiring all
new development to provide off-
street truck loading facilities.

° Restricting or preveniing outdoor
storage and operations.

s Requiring sufiicient  off-street
parking for employees and visitors.




« Require landscaping, fencing and
other sife improvements as a
condition of development approval.

Many industries in the St. Patrick’s Ward
are in close proximity to residential
buildings. Compatibility problems will
continug within the neighbourhood to
some degree because it is not possible
to fully eliminate them given the
established mix of land uses. Legal use
of industrial properties may also
continue for many years or decades
until the owner decides to cease
operations.

The Ministry of the Environment has
prepared land use compatibility
guidelines to assist municipalities in
evaluating new land use proposals.
These criteria do not apply to existing
Zoned lands. New zoning will require
land use compatibility to be met where
the proposed use is likely to impact the
Stable Residential Area.

The Ministry of the Environment's
determination of land use compatibility

is directly related to the industry's
emissions, . size, scale, .production
volumes and overall intensity of

operation. Three types of industries are
identified in the guidelines:

o Class | industries are considered
small scale, self contained buildings
which have a low probability of
fugitive emissions such as odour,
noise, vibration and dust.

e Class ll industries are considered
medium scale processing and
manufacturing uses with outdoor
storage.  These industries may
have shift operations, and involve
frequent movement of produces or
trucks.

o (Class Il industries are large scale
manufacturing or process USes
which have outside storage, large
production volumes and continuous
movement of goods and producis.

These industries have a high
probability of fugitive emission.

The compatibility guidelines recommend
several implementation techniques to
minimize impacts. The following
minimum  separation distances are
suggested by industrial class:

Class | Industrial Facility - 20 metres
Class Il Industrial Facility - 70 metres
Class |1l [ndustrial Facility - 300 metres

In a mixed-use urban situation,
achieving these separation distances is
extremely difficult. The compatibility

guidelines require a development
proponent to prepare a compatibility
analysis for Class Il and Il industrial
proposals where the  minimum
separation  distances cannot be
achieved. Class | operation will not

require a land use compatibility analysis.

Similarly, a development proponent
placing a sensitive use (housing, park
and institutional uses) adjacent to an
industry would be required to
demonstrate that the sensitive use
would not impact the indusiry’s normal
operations. Warning clauses may be
required informing future purchasers
and leasors that the industry may cause
some nuisances to abulting owners,
The warning clause helps to reduce the
volume of complaints regarding normal
industrial operations.

To improve compatibility, the zoning
could be amended to restrict most
businesses to the Class | industrial
category. To implement this approach,
new definiions will need to be
developed in the Zoning By-law o
differentiate the Class | industry from the
broader definition of manufacturing use.

Traditional manufacturing (Class |i and
Il industries) should only be permitted
on properties that can accommodaie off-
street parking, on-site truck movemenis
and loading facilities. Few properties in
the neighbourhood can accommodate




these requirements. New Class 1l and II}
industries would require a land use
compatibility analysis to address how
any impacts on the neighbourhood
would be satisfactorily addressed by the
proposal.

Businesses that have expanded beyond
a property’s ability to accommodate the
operation should be encouraged to re-
locate to a business park designed for
intensive  operations. Neighbouring
property owners should not be burdened
by unchecked business expansion.

Strategy 7 ~ Clarify Status of Legal,
Non-conforming Business Properties

As part of the business lands review
process, the status of legal, non-
conforming business properties will be
reviewed. This is an important aspect of
the land use study. Land uses that were
legally established under the zoning of
that time and have been in continuous
operation are allowed to continue
indefinitely.

Providing an updated list of the status of
these properties . will . assist . staff in
investigating zoning complaints and in
evaluating requests for expansion of
non-conforming uses or in considering
land use change proposals. Any land
use change should move toward more
compatible uses where adjacent fo the
Stable Residential Area.  Increased
flexibility for business expansion would
be available in the Stable Business
Area.

Strategy 8 -~ |Intensification to
Respect Neighbourhood Character

A number of comments have been
received regarding the compatibility of
new apartment and townhouse projects
within a predominantty low rise
neighbourhood. Concerns have been
expressed with respect to density,
height, setbacks, scale, massing and
shadow impacts of new development.

Recent Official Plan policy changes
have provided City staff clearer direction
in negotiating measures to promote a
sensitive and contextual approach to
infill  development. However, the
Planning Act and Building Code limit
staff's authority on architectural details.

For new high and medium density
development applications, Planning staff
can require the applicant to provide
detailed information of the density,
height, setbacks, scale, massing and
shadow impacts of the development.
Additional presentation materials can
also be requested to show how the
proposal will fit within the
neighbourhood.

Planning staff recommend that at least
one public information meeting be held
with the neighbourhood to discuss
significant  development  proposals.
Following this meeting, Planning staff
often request the applicant make
changes to development proposal in
response to public input. Infill residential
development often requires specialized
site-specific zoning regulations to fit on
the specific site.. e —

Official Plan policies and Zoning By-law
regulations for smaller-scale residential
lot infill developments have been
successful in ensuring that the new infill
development fits within the
neighbourhood context. The Official
Plan policies require consideration of
the form and scale of the buildings,
design features, height, setbacks,
landscaping, heritage considerations
and parking. The Zoning By-law allows
setbacks in the older, established areas
to be determined based on the average
of similar properties on a particuiar block
in order to fit within the neighbourhood’s
pattern.

The St. Patrick’s Ward area generally
contains two single detached residential
zones. The R.1C-3 Zone is based on a
minimum lot frontage of 12 metres (39.3
feet). The R.1B-10 Zone is based on a



minimum lot frontage of 15 metres (49.2
feet). Most of the properties within the
R.1B-10 Zone would not meet the
required minimum frontage. Staff are
recommending that the minimum
frontage should be tailored to the
established lot pattern within the
neighbourhoed. This will help reduce the
number of variance requests for building
additions and new development related
to the minimum frontage requirements.

Staff recommend that the zoning
policies affecting minimum lot frontage,
maximum height, density, floor space
index (FSI) and angular planes be
reviewed as part of a future city-wide
Zoning By-law review to ensure that
they are meeting their intended
objectives. A mismatch between the
broad Official Plan policies and the
specific Zoning By-law regulations may
lead to incompatibility issues. Additional
guidance in the regulations of the
Zoning By-law may assist in ensuring
that infill development respects the
established neighbourhood context.

Concern has been raised that the
unigque. character of the. neighbourhood
may be negatively impacted by new
development. Staff feel that the existing
cultural heritage and urban design
policies of the Official Plan are adequate
and encourage a sensitive approach to
new development in older established
neighbourhoods. The overall land use
approach encourages adaptive re-use of
heritage buildings and small scale infili
residential development that fits within
the neighbourhood.

Concemn has also been expressed about
the lack of control the City has in
negotiating building materials and
architectural details for infill residential
proposals. Single detached and semi-
detached residential dwellings are
exempt from Site Plan Approval. Staff
will continue to encourage changes but
cannot withhold a building permit if a
proposal meets  the minimum
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requirements of the Building Code. For
development proposals that require Site
Plan Approval, the Onfario Planning Act
places limitations on the authority of
municipalities to review ftype of
materials, architectural details and style
of buildings.

Strateqgy 9 -~ Hecognize Legally
Established Muitiple Residential Uses

The current Zoning By-law places most
of the residential areas into specialized
single detached residential zones. This
zoning approach has resulted in many
legal, nonconforming land uses. Legally
established dwellings pre-dating the
adoption of the Zoning By-law may
continue as permitted uses indefinitely.
Once the non-conforming use ceases or
the building is destroyed, the use must
conform to the single detached zoning.

There are numerous semi-detached
dwellings, on-street  townhouses,
apartment buildings and converted
homes that were legally created but do
not meet the current single detached
residential zoning standards. This
approach complicates zoning
enforcement since many - perceived
ilegal uses actually have legal non-
conforming status.

The City’'s Municipal Building Profile
indicates the types of residential units
within the St Patrick's Ward in 1988
based on detailed assessment data.
Approximately 30% of these unit types
would be considered as legal
nonconforming land uses within the
Single Detached Zone.

Planning staff recommend that legal
nonconforming residential uses be
recognized as permitied uses within the
Zoning By-law. The tabie below shows
the breakdown of residential siructure
by type in 1988 based on assessment
data.




Residential Structures by Type, 1988

Residential Total | Percentage
Structure Type

Single Detached 1120 70%
Semi-Detached 159 10%
Duplex 81 5%
Triplex/Fourplex 90 5%
Fiveplex/Sixplex 48 3%
Apartment 47 3%
Mixed Use 63 4%
Residential

Total 1608 100%

There are a number of advantages in
recognizing legally established semi-
detached, duplex, townhouse,
apartment building and conversions as
permitted uses in single detached
residential zones:

¢ Allows legally established uses that
help meet the diverse needs of
residents to continue and if
_hecessary, to be re-built in
accordance with the Zoning By-law.

¢ Informs potential purchasers that the
neighbourhood has a variety of
nousing types and is not exclusively
single detached residential;

¢ Assists staff in responding to zoning
compliance issues and complaints;

» Assists staff in preparing accurate
zoning and pre-sale confirmation
letters;

e Assisis staff in providing accurate
information  for  zoning  and
development inquiries;

¢ Reduces the number of Minor
Variance and Zoning By-law
applications required which saves
staff time and reduces potential
costs to affected landowners:

o Assists in the review of Building
Permit applications and Building
Code requirements.

This approach does not give status to
any uses that were illegally created,
The use must have been legally
established under the zoning regulations
in effect at that time.

Staff feel that this strategy would be
beneficial for all of the older, established
neighbourhoods in Guelph (defined by
Map No. 66 in the Zoning By-law). A
city-wide review of the Zoning By-law is
to be initiated in 2004. Staff propose
that this strategy to recognize legally
established semi-detached, townhouse,
apariment and conversions in single
detached zones as permitted uses be
included in the city-wide Zoning By-law
review.




FIGURE 1 St. Patrick's Ward
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FIGURE 2 Hemson Land Use Concept (1992)
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FIGURE 3

Residential Development Since 1992
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FIGURE 4 Land Use Concept
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FIGURE 5 Parkland and Community Trails
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APPENDICES

The following appendices are provided as background information only
and do not form part of the St. Patrick’s Ward Land Use Strategy document
that City Council is being asked to adopt.

Appendix A: Overview of the St. Patrick’s Ward Neighbourhood
Appendix B: Proposed Official Plan Amendments
Appendix C: Proposed Zoning By-law Amendments

All preliminary Official Plan Amendment proposals outlined in Appendix B
are subject to further public review. City staff will ask Council for
permission to Initiate the formal public process for these Official Plan
amendments at the June 16, 2003 Public Meeting. If Council directs staif to
initiate the Official Plan Amendments, details of the Official Plan
Amendments will be outlined in a formal Public Notice. Public and agency
comments will be invited and a formal Public Meeting held for City Council
to consider the proposed Official Plan Amendments.

All-preliminary-Zoning By-law Amendment proposals-outlined-in Appendix
C are subject to further public review. City staff will bring forward a
detailed report to City Council describing the proposed permitted uses and
regulations for individual properties. Staff will also be proposing that the
Zoning By-law Amendments be initiated on a priority basis during 2004. If
Council direcis staff to initiate the Zoning By-law Amendments, details of
the Zoning By-law Amendments will be outlined in a formal Public Notice,
Public and agency comments will be invited and a formal Public Meeting
held for City Council to consider the proposed Official Plan Amendments.

All Official Plan and Zoning By-law Amendmenis will follow the procedures
and public notification requirements of the Ontario Planning Act.




Neighbourhood Context

The St. Patrick’s Ward area continues to
contain  a mixture of residential,
institutional, commercial and industrial
land uses in several identifiable districts
as a result of its historical development
pattern.

Historical Overview

Guelph is unique due in large part to its
settiement history as a for-profit land
development venture. A Scottish poet,
John Galt, galvanized investor support
to raise funds to form the Canada
Company in order to purchase
development land in Upper Canada.
John Galt's first settlement, Guelf, was
named after George |, King of England.
Originally, a German prince, George I's
Guelf family had ruled several German
and [talian states since mediagval times.
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Galt chose April 23, 1827, St. George's
Day, a celebrated British holiday, to
found the seftlement. Galt desired to
create a “ready-made settiement with a
town, good roads and such social
necessities as a school, market and
shops already in place. Not only would
such an approach speed the rate of
settlement, but it would greatly increase
the value of the farm lands to potential
settlers” (Johnson, 1977, 11).

Galt's town plan defined a very urban
pattern of streets, blocks, public
buildings and pubic squares focusing on
a point where a considerable drop at the

Speed River provided ample water
power for future industry.
x‘\_\ / q'\., e “G‘:E’:F.

LPPLA CANMADA

{Source: Johnson, 1977, 15)

Physical features of Guelph proved
difficult for land development. Swamps
and steep drumlin hills affected the rate,
direction and character of growth. As a
result, Guelph grew slowly, only
reaching village status by 1851.

- Railway.Development ...

Guelph's business community was
growing in prosperity and influence
during the 1850s. The Board of Trade
successiully lobbied Town Council for a
railroad connection to Toronto. This
commitment spurred land speculation
along the proposed route. To control
the expected suburban growth, the
Town of Guelph annexed the St
Patrick’s Ward area in 1855.

Sir  John A, MacDonald’s 1855
subdivision on lands, which he had
acquired while on the Grand Trunk
Railway Board, provided many new
residential building lots. The irreguiar
trianguiar block pattern remains and
contributes to St. Patrick's Ward historic
character.




‘ The Grand Trunk Railway's right-of-way

kg cut through the centre of Guelph's

= downtown Market Square. Prior o the

- o 5@)& 'p—\] L railway's introduction, the St. Patrick’s
g Ward area was seamlessly connected
nu“”‘:t \;‘.:5' sU"'f 1' ﬁﬁ-‘ i) with the neighbourhoods to the north.

?QW}‘;‘( L{j?\;{;ﬂi'ﬁ?ﬂ The new railway created a barrier to

integration that continues today. A
I f“ A b pedestrian bridge and sidewalk known

7_;{4'» AV w’ffm’ . WOy fi—'?' as 'The 100 Steps” is the sole
Lk lﬂt 5 ‘ﬁ-y "'“« ~ connection between the St. George and
:\] St. Patrick neighbourhoods.
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John A. MacDonald’s 1855 Subdivision . et
(Source: Johnson, 1977, 159) Guelph Railway Viaduct, 1861

{Source: Johnson, 1977, 146)
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The railway attracted industries along its
route and made the residential areas to
the south and east less desirable.
Large homes were converted to rooming
houses for the workers in the expanding
factories and rail yards. Lots originally
created for residential development
were also consolidated to accommodate
industrial expansion.

Guelph’s industrial development slowed
by the mid-1870s and was falling behind
neighbouring Berlin and Galt, Alarmed
at the Grand Trunk Railway's monopoly,
the Board of Trade urged the City of
Guelph to construct a railway to
introduce competition and fairer pricing.
The Guelph Junction Railway was
constructed in 1888 and leased to the
Canadian Pacific Railway for 99 years.
The 1906 street plan shows the railway
lands and block pattern that persists to
the present day.

The City acquired Sleeman Brewery's
bankrupt Guelph Radial Railway in
1903. This electric railway was used to
move passengers and freight throughout
Guelph and St. Patrick's Ward until

1989. Rail traffic declined sharply in the

1950s as road networks improved and
shipment by trucks became more
common,

The Canadian Pacific Railway ended its
passenger service in 1960 and closed
its Guelph freight and express sheds in
1869. The rail operations iocated in St.
Patrick's Ward in the vicinity of Alice
Street and Morris Street had provided
employment for many local residents
and their closing contributed to a decline
in local work opportunities.

The City of Guelph now operates the
Gueiph  Junction Railway serving
industrial customers throughout Guelph.

T o LY -
PR ; 2 ‘"’1_*; _“ -& 7
Radial Railway, 1910
{Source: Guelph Historical Society, 2000, 4)

Industrial Development

Industrial development in St. Patrick’s
Ward dates back to the mid 1800s with
the erection of Allan’s Distillery, an
expansion of the Allan’s Mill operations
which occupied both sides of the Speed
River. Allan offered many services such
as milling grain, custom wood milling, a
distilfery, cooperage shops, textile
production and livestock feeding on the
by-products of the distillery.

The distillery was destroyed by fire in
1883 with the exception of a two-storey
building which remains today as the
offices-of the -W-C.- Wood-Company.
Subsequent additions to the distillery
lands were made in the early 1900s to
accommodate new metal fabricating
industries. The Taylor Forbes Company
was a prominent hardware manufacturer
on the Allan Distillery site until the mid
1950s. The W.C. Wood Company is the
present owner of the property.

=BT e T R
Alian’s Distillery View from Elizabeth St,
{Source: Johnson, 1977, 208)




In 1900, the Guelph Board of Trade
convinced Council to provide subsidies
to attract industries from the rival towns
- of Brantford, Galt and Berlin. Subsidies
included tax exemptions, free land and
utitiies. In 1908, J. W. Lyon, President
of the Board of Trade, purchased 400
acres of land to accommodate future
industrial growth in St. Patrick’s Ward.

Lyon would give free land to industries
and profit from subdividing the
remaining lands for working class
housing. This approach provided
affordable housing and created a
compact, vital community at a relatively
high population density. It was common
for several generations of families living
in one home and to have single workers
living as boarders. Higher population
density and the pedestrian traffic
generated by workers helped support
many small neighbourhood businesses.

TR
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Offers of Free Méh'izif‘éctﬁ'r'ihgy Land 1915
(Source: Thomson, 2001, 6)

J. W. Lyon, Prominent Industrialist

“(Source:r Thomson; 2001, 22)——--

Workrs atIMiCO Sieel Plat
(Source: Guelph Historical Society, 2000, vii)

Lyon wished to establish a large
industrial working class available 1o
sustain the indusirial growth of Guelph.

Lyon hoped this labour pool would
attract new industries for decades.




Textile and metal production firms
established in St. Patrick’s Ward and
attracted similar industries that shared
the same pool of semi-skilied labour.

Alongside the industrial lands, Lyon
created residential lots with 25 foot
frontages and narrow rights of way.
Sewers were first provided to the
industries but not to the homes. As the
population increased, severe water
quality problems became evident.
Leaking privies had heavily
contaminated the City’s drinking water
supply and major improvements were
required by 1919. Action was swift since
industries were assured of an unlimited
supply of free, clean water as an
inducement. The Board of Trade worried
that gaining a reputation for poor water
quality —would discourage future

industrial growth {Johnson, 1977).

Typical 25 Foot Frontage Worker Homes

Little, if any, technical review of Lyon's
working-class subdivisions occurred. In
1916, The Guslph Mercury criticizes
Gity Counci's approval of a Lyon
subdivision in the St. Patrick's Ward:

If Guelph is not going in for town
planning, it would be advisable, as
an alternative, to have a certificate
from the engineering department
that plans of subdivision are O.K.
from the standpoint of the City
Engineer, and that they present no
new difficulties that cannot be
readify overcome. Following the
craze for 25 foot lots in the St
Fatrick’s Ward boorn of a few years

ago there was a motion made in
council that no lots under a certain
sizg, something in the
neighbourhood of 35 feet, be
permitied, but that never got io the
stage where it was recognized as a
by-law. There is, apparently, very
little to guide those who wish to deal
in subdivisions, as to what they shall
do and what they shall not do
{Source: Guelph Mercury, 1916),

Early industries created significant
employment opportunities for Guelph
citizens. By 1941, the industries of St.
Patrick’s Ward employed over 2000 and
the neighbourhood had the highest
population density in Guelph. Many
smaill businesses catered to these local
residents and workers creating a lively
and thriving neighbourhood.

In 1952, the City's Industrial
Commissioner concluded that the
supply of vacant land suitable for
modern industry had become exhausted
within the city limits. New industrial
parks would replace the historic mixing
of residential, commercial and industrial
uses.
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Guelph is Proud of its industry, 1952
{Source: Thomson, 2001, 48)

Land use segregation would become
the City’s planning policy to minimize
conflicts between industry and adjacent
residential uses. Economic cycles and
the modernization of industry have
resulted in several major plant closures
within the neighbourhood beginning in
the 1950s. This has left behind a legacy




of vacant sites, underutilized buildings
and soil contamination.

Abandoned IMICO Foundry Demollshed
by City After Several Fires

Underutilized Lands and Buildings

A few large manufacturing activities
-gontinue-to-exist-in -this -area-and-may
result in land use conflicts with adjacent
residential areas. Current business
trends indicate a transition to smaller,
mixed business land uses. This provides
an opportunity to more efficiently use
land and buildings over the long term.

The factories of St. Patrick's Ward and
the labour of countless workers helped
to fuel the economic engine that is
responsible for Guelph’s prosperity.
Retaining linkages to this industrial
heritage is possible through the
sensitive adaptive re-use of existing
industrial buiidings. New residential or
business uses can be accommodated
and will help bring new life to the
neighbourhood.

Gue!ph art Factry as Condominium

Council recently approved the adaptive
re-use of a former textile mill for new
condominium residences. The Mill Lofts
will provide a range of bachelor, one
and two bedroom residential units to the
neighbourhood. Consultation with the

~Guelph-Heritage Committee-and-the use

of heritage conservation incentives was
critical in making this adaptive re-use
viable while retaining the heritage
features of the building and the mixed
use neighbourhood character.

New Factary Conversion to Residential




Cultural Context

Early residents were of British and Irish
arigin followed largely by working class
italian and Polish families as well as
other European immigrants attracted by
industrial employment, The
predominantly Catholic population was
served by the Sacred Heart Parish.
Memoirs indicate that immigrant families
may have felt economic, social and
religious exclusion from Guelph's
conservative British majority. Memoirs
indicate that Guelph's conservative
British majority often complained about
unfamiliar customs, such as large
extended families, vegetable gardens in
the front yard, keeping livestock and
sales of home-made liquor. This class
prejudice may have helped form strong
community bonds in this neighbourhood.

Sacred Heart Church and School
Religious processions were a prominent
feature of neighbourhood life. ltalian
residents celebrated the feast day of St.
George, patron saint of the town of San
Giorgio de Morgetto in Calabria, Italy,
Coincidentally, the feast is celebrated on
April 23", the same day as the founding
of the City of Guelph by John Galt.

Local shops and the post office were
important gathering places. A vibrant
public life included evening strolls and
socializing at the many churches, clubs
and schools.

The buildings in this neighbourhood
today tell the stories of its past. The
historic fine grain of mixed uses is still
evident in the architecture even though
many buildings have been converted to
new uses. The retention of heritage
structures and adaptive re-use provides
a connection to past generations.

i AP T e s (42

Apartment Restoration Reveals Former
Alice Street Restaurant




Factory Conversion to Residential

Opporiunities still exist for the adaptive
re-use of industrial and institutional
buildings. Intervening in an established
neighbourhood requires a sensitive
place-specific approach. The historic,
mixed use neighbourhood character can
be enhanced by conserving and
adapting our built heritage resources.

Heritage "ificéntives may also” assist to

offset additional costs anticipated with
the retention and re-use of heritage
buildings.

o _/’

ore Nohem Rubber Fact irj
be Used for Offices or Residential Uses

mldmgon the W.C. Wood Comn o
Offer Key Adaptive Re-Use Possibilities

Several sections of the Official Plan
encourage sensitive and appropriately-

scaled infill residential and business

development. Zoning regulations and
conditions can also be tailored to the
unique circumstances of individual
heritage buildings and properties.

The current zoning for the W.C. Wood
Company lands at 5 Arthur Street
requires the owner, Heritage Gueiph
Committee, the City of Guelph and the
Grand River Conservation Authority to
investigate adaptive re-use of the
neritage limestone buildings. A similar
consultative approach to heritage
retention would be reguired for the
Northern Rubber Factory upon receipt of
a development application.

St. Patrick’'s Ward remembers its past,
through its residents, institutions and its
architecture.




2.4 Mixed Use Context

The existing land use pattern features
areas of mixed land uses as well as
areas of predominantly residential or
business uses.

[

Ontar

Several convenience stores, churches,
schools, clubs and small businesses
serve the stable residential areas. The
number of convenience and personal
service uses has declined with many

former shops being converted into
housing.

Rental apartments in homes are
common as well as entire houses being
rented to lodgers. Relatively few
residential dwellings are located within
the mixed-use commercial buildings
along the major roads.

Pkt

“Farmer hu Conerted To Hnusiﬁgnits

Some commercial uses, such as used
car lots and repair garages, persist in
these residential areas and may cause
compatibility concerns for residents.

Garages within Residential Neighbourhood

Warehouses and industrial uses may
also cause impacts, especially if
insufficient land is available for off-street
parking, truck loading and maneuvering.

" Owens Corning Factory on York Road
The Guelph Junction Railway and local
industries continue to operate in this
neighbourhood. Larger industries, such
as W.C. Wood and Owens-Corning, are
employers of several hundred Guelph
residents and are important to Guelph’s

economy. The number of larger
industries in this area has declined over
the last decade as new modemn
business parks have been developed.

Replacing many of the earlier heavy
manufacturers are numerous smaller
industrial  operations, tradesperson
shops and service-oriented businesses.
There has been dramatic growth in the
number and range of small businesses
in the neighbourhood, especially in the
non-manufaciuring sectors,




Factory Conversion Allows Range of Uses
Businesses continue to dominate the
land uses east of Stevenson Street and
Garibaldi Street. This historic pattern is
expected to continue. This stable
business node features larger factory
buildings subdivided into affordable
spaces for a wide range of enterprises.
A range of service commercial uses are

well estabiished along Elizabeth Street
and Victoria Road.

York Centre Suppurts Many Small Flrms

In the central and western portion of the
neighbourhood, opportunities exist to
convert under-utilized commercial and
industrial buildings and their lands to
new uses such as offices, residential
apartments, shops and live-work units.

Smaller-scale commercial and office
uses have also become established
along arterial roads in mixed use areas.

Robmsnn s Flowers on York Fload

New mid-rise residential apartments
have been built on former industrial
lands adjacent to the Speed River.

artment Buildings Beside The Speed River
Given the stable residential context west
of-Stevenson; the-viability of introducing
new land-intensive heavy industry in this
area is unlikely. However, this area will
likely continue to accommodate several
mixed land uses and businesses over
the long term. Land use change within
the neighbourhood is expected to occur
in an incremental manner over a long
period of time,

New business and other compatible
uses could be accommodated in
existing buildings and on existing
business lands. The challenge will be to
attempt to reduce any compaiibility
conflicts between stable residential
areas and the remaining business uses.

Parks, Trails and Open Space

Following the recommendations of the
1945 Official Plan, a sysiem of riverside




parks has been established. St
Patrick's Ward has excellent open
Space opporiunities along the Speed
and Eramosa Rivers, serving local and
city-wide recreation needs. York Road

Park, Lyon Park and Eramosa River.

Park provide both active and passive
recreation opportunities.

The pedestrian bridge over the Speed
River provides a vital connection to

Royal City Park and neighbourhoods to
the west.

Much of the parkiand along the river is
not readily visible from the adjacent
streets. Abutting industrial commercial,
industrial and residential uses iimit
visual and physical access to the
parkland. Additional Jandscape buffering
may assist in diminishing the stark “back
door’ appearance of businesses that
interface with parkland and trails.

industries Back onto the Rivers, Parks &Trails

Several key trail linkage opportunities
are still in private ownership along the
Speed River. Through redevelopment or
other arrangements, these linkages will
be brought into the community trail
system. The Community Improvement
Plan identifies a continuous trail system
linkage along the easterly side of the
Speed River.

The River Systems Management Study
(1993) created a vision statement
reflecting Guelph’s attachment to iis
river systems:

Rivers and river corridors in
Guelph will be treasured and
-.protected_in.recognition _of their
vital role in the life of the city.
Land uses and buildings will be
chosen to feature the rivers and
provide a wide varigly of
beneficial uses of the riverlands.
The ecological diversity of our
rivers  will  be  reinstated,
enhanced and preserved.

The river corridors are also complex
greenway sysiems that serve ecological
functions as well as outdoor recreation
needs. Park maintenance practices
have been changed to provide for river
side naturalization areas. Opportunity
also exist to create attracijve parkettes
and landscape features that celebrate
the river setiing and the confluence of
the Speed and Eramosa Rivers.




Confluence of Speed & Eramosa Rivers

The Community Improvement Plan
provides for a community trails, a new
neighbourhood park and parkettes.
Improved trail connections to the Alf
Hales Memorial Trail, John Galt Park
and the Downtown will be provided as
part of the W.C. Wood redevelopment
proposal. The community trail system is
also proposed to be extended east of
Victoria Road to follow the Eramosa
River valley. A city-wide trail masterplan
will also consider means to link to other
trail systems outside the city limits.

lmprovedAccess to Downtown Proposed

Several arterial roads act as significant
pedestrian barriers to the existing park
and trail systems, especially for younger
children, seniors and mobility impaired
persons. Facilitating improved access
will be a major goal of all municipal road
improvement projects adjacent 1o parks
and community trails.

The St. Pairick’s Ward area is deficient
in neighbourhood-scale parkland. The
existing elementary schools offer little
additional open space to make up for
these neighbourhood park deficiencies.

Only one neighbourhood park exists
north of York Road to serve the
residential community. Mico Valeriote
Park is accessed from Elizabeth Street
and contains a wading pool and play
equipment. It provides park space
mainly for residents in the easterly part
of the neighbourhood.

A new neighbourhood park is proposed
adjacent to Sacred Heart Schoo! as part
of the W.C. Wood redevelopment
proposal. The timing of this park's

development is entirely at W.C. Wood's
discretion. This park has been identified
in the Community Improvement Plan.

Park Proposed Next to Sacred Heart School

...Additional_neighbourhood_parkland may

also be possible if significant residential
development occurs on  existing
business lands along Huron Street. The
land use strategy identifies a potential
neighbourhood park location (see Figure
5 in the Land Use Strategy report). This
park would not be required if business
uses remained on the property.

The Community Improvement Plan also
identifies several areas for parkettes
and landscaped gateways which would
help beautify the neighbourhood and
provide small ouidoor public spaces.
Streeiscape improvements are also
proposed on several streets.

City staff are also initiating a Master
Plan for Lyon Park in 2003. Public
consultation will be a major component
of this study. Accessibility improvements
to the park are also proposed.




City’s Heritage Inventory

The following three properties in the St.
Patrick’s - Ward neighbourhood have
been designated under the Ontario
Heritage Act as significant.

-
v

Clty of Gue!ph’s 1879 Waterworks Buﬂdmg

‘!902-1920 Worsled & Spinning Co. 26 Ontarlo

1. 1860 ltalianate Home 157 Ontario St.
2. 1879 Waterworks Building
3. 1802-1920 Spinning Mill, 26 Ontario St.

The City of Guelph's Inveniory of
Heritage Structures identifies
approximately 200 buildings in this area
as being potentially significant. The
properties within the City’s inventory are
provided in Table 1 and are illustrated
on Map 1.

Many of the buildings, built between
1910 and 1929, have been identified as
contributing to a unified and consistent
streetscape. The date of construction for
all of the properties is listed in the

_inventory. The following chart illustrates

the percentage of buildings by period of
construction.  incentive programs to
encourage the retention of heritage
structures, sensitive adaptive re-use and
upgrades to the Building Code should
be explored.

Percentage of Buildings on Heritage Inveniory by Period of Construction
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Table 1: Heritage Resources within St. Patrick’s Ward

Designated Heritage Resources

Address Architectural Style Date of Construction
157 Ontario St, ltalianate 1860

125 Waterworks Place italianate 1879

26 Ontario Street Functional 1902, 1907, 1920

Properties Listed in the inventory of Heritage Structures

Address Architectural Style Date of Construction
20 Alice St. Ontario Cottage 1875
45 Alice St. Neo-Classic Vernacular 1870
47/48 Alice St. Ontario Cottage 1924
52 Alice St, Ontario Cottage 1875
60 Alice St. Ontario Cottage 1875
66 Alice St. Neo-Classic Vernacular 1875
76 Alice St. Neo-Classic Vernacular 1875
BE/88 and 92/94 Alice St. Late Ontario Cottage 1810
(group)
95 to 109 Alice St. (group) Edwardian 1910
58 Alice St. Neo-Gaothic 1922
177 1o 187 Alice St.{group) Edwardian 1910
206/208A, 210,212 Alice St. Canadian Domestic 1823-1926
| {group)
5 Arthur 8t. 5 ltalianate, Functional Neo-Classic 1835, 1847,
and Functional 1900, 1955
16 Arthur St. 8 Neo-Classic Vernacular 1860
24 Arthur St. S Late ltalianate 1880
26/30 Arthur St. S Neo-Classic Vernacular 1870
62 Arthur St. S Ontario Cotiage 1880
72 Arthur 8t. 8 Neo-Classic Vernacular 1870
74 Arthur St 8 Late Ontario Cottage 1895
124-126 Arthur §t. 5 Edwardian 1897
128 Arthur St. S Ontario Cotiage 1855
138 Arthur 5t S Ontario Cottage 1875
144 Arthur St. 8 Ontario Cottage 1865
148 Arthur 8t. 5 Ontario Cottage 1865
172 Arthur St. 8. Neo-Classic Vernacular 1860
27 Audrey Ave. Greek Revival 1855
7 Balsarroch Place Neo-Classic Vernacular 1850
15 to 25 Brockvilie Ave. (group) | Edwardian 1922
39 to 47 Brockville Ave. (group) | Late Ontario Cotiage 1822
6 to 30 Dodds Ave. {group) Canadian Domesiic 1950
16 Elizabeth St Ontario Cottage 1865
170 Elizabeth St. Neo-Classic Vernacular 1875
178 Elizabeth St. Neo-Classic Vemnacular 1875
34 Hooper 5t Neo-Classic Vernacular 1845
45 Hooper St. Neo-Classic Vernacular 1865
49 Hooper St Canadian Domestic 1920
11 Howiit St. Edwardian 1895
23 Howitt St |_ate ltalianate

1885




Properties Listed in the Inventory of Heritage Structures

Address Architectural Style Date of Construction
33 Howitt St Edwardian 1910
37 Howitt St. Edwardian 1910
57 Howitt St. Edwardian 1913
120 Huron St. . Modern Functional 1820
125 Huron 8t. Collegiate Neo-Classical 1932
95 to117 Johnston St.(group) Late Edwardian 1910-1916
101/103 Johnston St Late Edwardian 1916
19 Manitoba St, Neo-Classic Vernacular 1865
20 Manitoba St. Neo-Classic Vernacular 1860
29 Manitoba St. Ontario Cottage 1870
48 Manitoba St. Ontario Coitage 1895
60 Manitoba St. Neo-Classic Vernacular 1870
66 Manitoba St. Neo-Classic Vernacuiar 1875
74 Manitoba St. Neo-Classic Vernacular 1880
75 Manitoba St. Neo-Georgian 1925
6 Margaret St. Queen Anne Revival 1900
31 Margaret St. Late Neo-Classic Vernacular 1880
37 Margaret St. Canadian Domestic 1919
40 Margaret St, Homanesgue Revivai 1807
112 Morris St. Late Edwardian 1910
83 Neeve St. Neo-Classic Vernacular 1860
90 to 100 Neeve St. Late Second Empire 1910
101/103 Neeve St ltalianate 1865
109 Neeve St. Queen Anne Revival 1885
115 Neeve 5t. Late ltalianate 1830
123 10 141 Neeve St l.ate Edwardian 1890
129 Neevs St. Edwardian 1910 .
132 Neeve St Late ltalianate 1880
156/158 Neeve St. Late Neo-Classic Vernacular 1880
159/161 Neeve St Edwardian 1808
167/169 Neeve St, Neo-Classic Vernacular 1875
172 Neeve S5t. Neo-Classic Vernacular 1880
174 Neave St, Neo-Classic Vernacular 1875
185 Neeve St, Neo-Classic Vemacuiar 1875
202 Neeve St Neo-Classic Vernacular 1895
8 Oliver 5t. ltalianate 1870
10 Qliver St, Neo-Classic Vernacular 1875
14 Qliver St. italianate 1870
15/17 QOliver St Late Neo-Classic Vernacular 1895
21/23 Oliver St. Late Gothic Revival 1890
33735 Cliver St. Late italianate 1885
10 Ontario St. Neo-Classic Vernacular 1870
7/9 Ontario St. Late Neo-Classic Vernacular 1910
15 Ontarip St. Romanesque Revival 1885
19 Ontario St. Neo-Classic Vernacular 1860
20 Ontario St. Ontario Cottage 1875
23/25 Ontario St. Neo-Classic Vernacular 1865

28 Ontario St.

Neo-Classic Vernacular

1875




Properties Listed in the Inventory of Heritage Structures

Address Architectural Style Date of Construction
35 Ontario St. Neo-Classic Vernacular 1870
38 Ontario St. Ontario Cottage 1880
43 Ontario St. Queen Anne Revival 1885
44 Ontario St. Ontario Cottage 1865
49 Ontario St. Late lialianate 1830
50 Ontario St. Neo-Classic Vernacular 1875
55 Ontario St Ontario Cottage 1875
65 Ontario St Edwardian 1918
68 Ontario St. Neo-Classic Vernacular 1920
73 Ontario St. Late Neo-Classic Vernacular 1890
79 Ontaric St. Edwardian 1905
88 Ontario St. Ontario Cotiage 1880
93 Ontario St. Neo-Classic Vernacular 1870
104 to110 Oniario St. Late Ontario Cottage 1900
120 Ontario St. Neo-Classic Vernacular 1870
131 Ontario St Romanesygue Revival 1908
132 Ontario St. Ontario Cottage 1880
155 Ontario St. Late |talianate 1890
157 Ontario St. {talianate 1860
1 Richardson St. Edwardian 1905
41/43 Richardson St. Late ltalianate 1880
43 Short St. Neo-Classic Vernacular 1880
44 Short St Edwardian Gothic 1909
2/4 Toronto St Edwardian 1910
23 Toronto St Ontario Cottage 1860
26 Toronto St. Late lialianate 1880
32 to 50 Toronto St. {(group) Edwardian 1910
-39 Toronto- Sty Edwardian 1905
48 Toronto St Edwardian 1810
45 1p 59 Toronto St. (group) Edwardian 1905
57 Toronto St. Edwardian 1910
63 Toronto St. Ontario Cottage 1885
69 Toronto St. Ontario Cottage 1880
95 Toronto St. Edwardian 1910
106 Toronto St. Late ltalianate 1880
110 Torenic St. Edwardian 1910
16 Wood St, Edwardian 1910
20 Wood 5t. Neo-Classic Vernacular 1875
50 to 58 York Rd. (group) Canadian Domestic 1925
a0 York Rd. Ontario Cottage 1875
82 York Rd. Neo-Classic Vernacular 1875
94/96 York Rd. Neo-Classic Vernacular 1880
115 York Rd. Byzantine Revival 1962
121 York Rd. Ontario Cotiage 1865
125 York Rd. Ontario Cottage 1860
137 York Rd. Ontario Cottage 1880
156 to 160 York Rd. (group) Late ltalianate 1B80
168 to 172 York Bd. (group) Edwardian 1910
272 York Rd. ' | ate Queen Anne Revival 1922

346 York Rd.

Canadian Domestic

1926




Properties Listed in the Inventory of Heritage Structures

Address Architectural Style Date of Construction
348/350 York Rd. Canadian Domestic 1918
364 York Rd. Canadian Domestic 1920
372 to 382 York Rd. (group) Late Edwardian 1920
401 York Rd. Edwardian 1900
440 York Rd. Edwardian 1910




Map 1 : Heritage Resources in the St. Patrick's Ward
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APPENDIX B

PROPOSED AMENDMENTS TO THE CITY OF GUELPH OFFICAL PLAN (2001)

Bold text illustrates an addition fo the policy.
*  Strikethrough illustrates a deletion of the policy text.

4.7  Community Improvement and Renewal

4.7.1. In order to maintain or upgrade the quality of existing buildings, facilities
or areas within the Municipality, the City may prepare a comprehensive
program of preservation, rehabilitation and redevelopment. To implement
this policy, the City may from time to time pass by-laws to designate
“Community Improvement Areas" as provided for by the Planning Act.
Upon the designation of a “Community Improvement Area”, the City will
prepare and implement community improvement plans, which outline the
specific projects and programs that are designed to bring about the
improvements.

4.7.2

Council will consider the following criteria in the designation of
“Community Improvement Areas”;

a)

b)

f)

g)

A significant portion of the housing stock and other buildings are in
need of maintenance, rehabilitation or redevelopment;

The sanitary sewer, storm sewer and/or water supply systems are
inadequate and in need of repair;

Roads, sidewalks, curbs, gutters, street lighting; parking facilities,
streetscape landscaping or furniture are inadequate and in need
of repair;

The area is deficient in the supply of public open space or
recreation facilities;

There may be conflicting or non-compatible fand uses in the area;

Within commercial areas, there is deterioration in the appearance
of building facades, inappropriate signs, inadequate parking
facilities or inadequate pedestrian accessibility

Within industrial areas, the inefficiency of industrial sites, access
to and within the industrial arsas, inadequacies in parking, loading
and outside storage areas, conflicts with neighbouring uses or the
presence of obsolete buildings.

The City has completed the following Community
Improvement Plans to guide and facilitaie identified
improvements:




4,7.3

a) St. Patrick’s Ward Community Reinvestment Strategy (Avea 2
on Schedule 5).

The City will consider the designation of community improvement areas
within the older, established areas of Guelph as outlined on Schedule 5.
At this time, priority areas for community improvement include:

a) The Central Business District (Downtown) — Area 1;

b) St—Ratrick's Ward {Ward One-Area)—Areas-2-and-3; York Road
Area (east of Victoria Road) (Area 3 on Schedule 5); and

c) The Junction Lands Area — Area 4.

Planning Initiatives

4.7.4

4.7.5

The City has completed a “charrette plan” for community improverment
area 1, the Central Business District {Downtown). This plan will serve as
a conceptual vision for future planning and development activity to assist

in the rejuvenation of this area. Future work for the downtown will
include:

a) The preparation of a new downtown concept plan to be included in
Section 7 of this Plan,;

b) The implementation of a “public realm” streetscape plan and
“private realm” property improvement guidelines;

c) The development of government incentive programs that will

assist in rejuvenation and community improvement.

The City has completed a land use study to serve as a basis for a
community improvement plan for community improvement areas-2-and 3
on Schedule 5. This land use study is entitled the "Ward One Area
Future Land Use Strategy” (January 1992).

a) To assist in identifying the extent and necessity for upgrading
municipal services in community improvement areas-2-and 3, the
City will prepare an infrastructure capacity and deficiencies study.
This study will address the adequacy of existing sanitary and
storm sewers, the water distribution network and the road network
in refation to potential new developmant opportunities.

b) Following completion of the infrastructure study, refinements to
the land use designations and policies of the area may be made
with a recommended community improvement plan.




7.2 Residential

7.2.26 Within designations of this Plan permitting residential uses, a variety of

7.2.27

7.2.30

small-scale institutional uses may be permitted that are complementary
to, and serve the needs of residential neighbourhoods. Such non-
residential uses include: schools, churches, day care centres, municipal
parklands and recreational facilities. In addition, convenience commercial
uses that provide goods and services primarily to the residents in the
surrounding neighbourhood may also be permitted. These convenience
uses will be limited by the Plan to a maximum gross leasable floor area of
300 square metres (3,200 square feet) on property.

Non-residential uses shall be developed in a manner that is compatible
with adjoining residential properties and which preserves the amenities of
the residential neighbourhood.

3. Despite the criteria identified in policy 7.2.27.1 (a), several
properties located on local roads within the St. Patrick’s Ward
neighbourhood (Area 2 on Schedule 5) may continue to
support a variety of business land uses in addition to the
permitted residential land uses. This policy applies to the
following properties known municipally as 199 Alice Street, 59
Duke Street, 66 Duke Street, 91 Duke Street, 37 Empire Street,
92 Ferguson Street, 23 Garibaldi Street and 60 Ontario Street.

A number of site specific amendments to this Plan have been made
permiting certain types of non-residential uses in residential areas.
These amendments have been made in conjunction with specific
development applications or City-initiated amendmenits.

10. In addition to the provisions of policy 7.2.26, several properties
within the St. Patrick's Ward neighbourhood (Area 2 on
Schedule 5) may continue to support a variety of business land
uses in addition to the permitted residential land uses. The
specific range of land uses that will be defined in the
implementing Zoning By-law for the following properties
known municipally as 199 Alice Street, 59 Duke Street, 66 Duke
Street, 91 Duke Street, 9-19 Elizabeth Street, 37 Empire Street,
92 Ferguson Sireet, 23 Garibaldi Street, 60 Ontario Street, 320
York Road, 383 York Road, 405 York Road and 471 York Road.
New sensitive land uses (residential, insiitutional or park) may
also be permitted on these properties subject to meeting the
following land use compatibility and properiy
decommissioning criteria:

a)  Noise, vibration and safety requirements of the Canadian
National Railway and Gueiph Junciion Railway, as
outlined in Subsection 8.2.31 of this Plan, can be satisfied
by the proposal, where applicable.




7.5

b} A land use compatibility analysis, in accordance with the
Minisiry of Environment guidelines, may be required
where a new sensitive use (residential, institutional or
park) is proposed adjacent to or within the influence area
of an industrial facility.

c) The property has been cleaned-up or decommissioned to
the Provincial standard appropriate for the land use

proposed and in accordance with Subsection 5.6 of this
Plan.

11. In addition to the provisions of policy 7.2.26, a club and
complementary uses normally associated with the main use
shall be permitted on property municipally known as 127 and
135 Ferguson Street. The off-street parking requirements may
be satisfied by an adjacent parking lot located between
Ferguson Street and Elizabeth Street.

12.  In addition to the provisions of policy 7.2.26, a religious use
and complementary uses normally associated with the main

use shall be permitted on property municipally known as 122
Harris Street.

Commercial Mixed Use

Objectives

a)

b)

To recognize areas of the City where a variety of freestanding commercial
uses or mixed commercial-residential uses have been concentrated.

To promote the continued use and intensification of these well-defined
areas.

General Policies

7.5.1

The ‘Commercial Mixed Use' designation as outlined on Schedule 1
defines areas, peripheral to the downtown, where historically a variety of
small-scale commercial operations or mixed commercial-residential uses
have located. This Plan promotes the continued use and revitalization of
these distinctive areas through the following policies:

York Road, beth-sides-between north side between Smith Avenue and
Victoria Road and the south side of York Road between Lawrence
Avenue and Victoria Road and-Stevonsen-Strest; Elizabeth Street, bath
north sides between Huron and Arthur Streets - these ‘Mixed Use’ areas
are 1o function as local neighbourhood “focal poinis’, physically and
functionally integrating a mixture of commercial and residential uses in a

compatible manner. The following sub-policies are applicable to these
specific areas:




7.5.2

7.5.3

a) While a variety of commercial uses may be permitted by this
‘Mixed Use’ designation, convenience, retail and personal
service uses that serve the needs of the surrounding
neighbourhoods are specifically promoted; and

b) Commercial buildings incorporating residential units, either above
or behind ground floor commercial space or free-standing
residential buildings are encouraged provided that the
following land use compatibility criteria can be satisfied:

7.5.1.11) Noise, vibration and safety requirements of the
Canadian National Railway and Guelph Junction
Railway as outlined in subsection 8.2.31 of this Plan
can be satisfied by the proposal, where applicable.

ii) A land use compatibility analysis, in accordance
with the Ministry of Environment guidelines, may be
required where a new residential use is proposed
adjacent fo or within the influence area of an
industrial facility.

iif) The property has been cleaned up or
decommissioned to the Provincial standard for
residential land use and in accordance with
Subsection 5.6 of this Plan, where applicable.

Wyndham Street South, west side between the Speed River and York
Road - this ‘Mixed Use' area is to be used for a variety of retail, personal

residential units.

- service and office commercial uses in conjunction with, or without

If residential units are contemplated, these units should be located above
ground floor commercial space and meet the floodproofing requirements
of subsection 7.14 of this Plan. Free-standing residential buildings
shall also be permitted provided that the floodproofing requirements
of subsection 7.14 of this Plan can be met.

The existing uses located within the ‘Commercial Mixed Use'
designations on Schedule | will be recognized in the implementing Zoning
By-law.

New development proposals within the ‘Commercial Mixed Use'
designation of this Plan may be permitted in consideration of the following
general criteria:

a) The building design should have a street orientation, promote
continuity in the streetscape and adhere to the urban design
policies of subsection 3.6 of this Plan;

b) In instances where residential units are proposed, the maximum
nei density shall not exceed 100 units per hectare and the




7.6

7.5.4

development criteria of policy 7.2.7 will be used to assess

compatibility;
c) Adequate parking, loading and access are required;
d} Adequate municipal services are required; and
e) Lot development and building design should be consistent with the

existing built-form conditions.

Complementary uses, as specified in policy 7.2.26 of this Plan, may be
permitted within the ‘Commercial Mixed Use' designation. These
complementary uses may be permitted in instances where;

a) Their presence will not interfere with the overall form, function and
development of the specific ‘Mixed Use’ area where they are to be
located; and

b) New development proposals may be permitted where the

development criteria of policy 7.2.27 are satisfied.

Mixed Office-Residential

Objectives

a)

b)

c)

To outline areas where concentrations of office uses may locate in the
low-density residential areas of the City.

To encourage intensification of these well-defined areas, prirmarily for

'small scale office and residential activities. '

To promote the continued use and intensification of defined
business areas within the St. Patrick’s Ward (Area 2 on Schedule 5).

General Policies

7.6.1

7.68.2

7.6.3

This Plan promotes the concentration of small scale office uses, personal
service uses and residential activities within the ‘Mixed Office-Residential’
designation of Schedule 1. These uses may be found in the same building
or be free standing.

The retention and intensification of existing residential buildings within this
designation will be encouraged in a manner that is compatible with the
existing character of the streetscape.

The maximum net density for residential development within this
designation shall be 100 units per hectare. Multiple unii residential
developments will be required to meet the criteria of policy 7.2.7 to

promote compatibifity and design sensitivity to the existing built character
of the mixed use area.




7.6.4 The implementing Zoning By-law will recognize existing uses. New mixed

7.6.5

7.6.6

=~}

h
=]

use or single use office/personal service activities may be permitted,
subject to an amendment to the Zoning By-faw. The following criteria will
be used to assess the merits of a development proposal:

a) Building, property and ancillary structurs design to be compatible

with surrounding properties in terms of form, massing, appearance
and orientation;

b) Adequate parking, loading and access are provided, and
c) Adequate municipal services are available.
Complementary uses, as outlined in policy 7.2.26 of this Plan, may be

permifted to locate within a ‘Mixed Office-Residential designation
provided that:

a) The proposed complementary use does not interfere with the
overall form, function and development of the specific 'Mixed Use'
area; and

b) The criteria for the complementary use as specified in policy

7.2.27 can be met.

Lands designated Mixed-Office Residential within the St. Patrick’s
Ward Community Improvement Plan (Area 2 on Schedule 5) may
permit an expanded range of business land uses that are defined in
the implementing Zoning By-law. New industrial uses may be
permitted subject to the following criteria:

a) A land use compatibility analysis report, prepared in
accordance with the Ministry of Environment guidelines, will
be required by the proponent demonstrating that anticipated
impacts can be satisfactorily mitigated.

b} Vehicular traffic generated from the proposal can be
accommodated with minimal impact on local residential
streets and intersections. The property shall be able to
accommodate the required vehicular access, circulation, off-
street parking and off-street loading facilities without
impacting adjacent sensitive (residential, institutional and
park) land uses,

Lands designaied Mixed-Oifice Residentiial within the St. Patrick’s
Ward Community Improvement Plan (Area 2 on Schedule 5) may
permit an expanded range of business land uses that are defined in
the implementing Zoning By-law. New sensitive jand uses
(residential, institutional or park) may be permitted subject to
meeting the following land use compatibility and property
decommissioning criteria:




7.8

a) Noise, vibration and safety requirements of the Canadian
National Railway and Guelph Junction Railway, as outlined in
Subsection 8.2.31 of this Plan, can be satisfied by the
proposal, where applicable.

b) A land. use compatibility analysis, in accordance with the
Ministry of Environment guidelines, may be required where a
new sensitive use (residential, institutional or park) is
proposed adjacent to or within the influence area of an
industrial facility.

c) The property has been cleaned-up or decommissioned to the
Provincial standard appropriate for the land use proposed
and in accordance with Subsection 5.6 of this Plan.

Mixed {ndustrial —Residential Business

Objectives

a)

To recognize a portion of the St. Patrick’s Ward Ore area (Scheduls 5 -

Community Improvement Plan Area 2) where a mix of industrial-and
residentialand business uses have developed over time.

To manage the land use transition of this area from an industrially-
oriented base to one comprising of a mix of smaller scale businesses
and complementary land uses more-rasidential-astivities.

To permit new sensitive land uses (residential, institutional or park)
to become established along Stevenson Street South provided that

the specified land use compatibility and property decommissioning
criteria can be satisfactorily met.

General Policies

7.8.1

This Plan recognizes the co-existence of a range of industrial and
residential commercial activities in the 'Mixed lrdustrial-Residentiall
Business’ designation of Schedule 1.

Within the ‘Mixed industrial-Residential’ Business’ designation of this
Plan a compatlble range maﬁme of land uses wull be permltted {:annga-g

lveht—ms!esmﬂi—astmmee—-and specmcal]y deflned in the lmplememmg
Zoning By-law.

Where this designation abuts Mistoria—Read-Elizabeth Streei, service
commercial uses may also be permitted along the frontage of the road,
either in conjunction with, or separate from industrial activities.

Where this designation abuts Stevenson Street and Victoria Road, a
resiricted range of commercial uses may also be permitted, either in




7.8.2

conjunction with or separate from industrial activities. The range of
commercial uses will be defined in the implementing Zoning By-law.

Complementary uses as outlined in policy 7.2.26 of this Plan may be
permitted to locate within the ‘Mixed lndustrial-Besidentiall Business’
designation. A complementary use development proposal will be
considered in relation to the following criteria:

a) The use is compatible with existing activities within the specific
area of the 'Mixed Industrial-Residential Business’ designation
and the proposal can be designed to fit with existing built form;

b) The use is of a size, form and function that will not interfere with
the gradual transition of the area from industrial activities to

predominantly-residentialmixed business land uses;

c) Adequate parking, loading, access and circulation can be
provided; and

d) Adequate municipal services are available.

New sensitive land uses (residential, institutional or park) may be
permitied along the frontage of Stevenson Street South subject to

decommissioning criteria:

meeting the following land use _compatibility and property

a) Noise, vibration and safety requirements of the Canadian
National Railway and Guelph Junction Railway as outlined
in subsection 8.2.31 of this Plan can be satisfied by the
proposal.

b) A land use compatibility analysis, in accordance with the
Ministry of Environment guidelines, may be required where
a new residential use is proposed adjacent to or within the
influence area of an industrial facility.

c) The properily has been cleaned up or decommissioned to
the Provincial standard for resideniial use, if applicable, and
in accordance with Subsection 5.6 of this Plan.

d} The proposai will not negatively impact the normal
operations of the surrounding businesses.

New sensitive land uses (residential, instituiional or park) are not
permitted on other lands designated Mixed Business.




7.8.3

7.8.4

7.8.5

In addition to meeting the criteria of Subsection 7.8.2, the merits of a
multiple unit residential building will be evaluated using the criteria of
policy 7.2.7. i i i s :
desigration, Special attention will be given to the adequacy and design of
residential amenity areas, pedestrian access, parking, buffering and
screening in relation to existing adjacent industrial and business
activities. The maximum net density for residential development will
be 100 units per hectare.

New development within the ‘Mixed Business’ designation shall
meet the applicable urban design policies of subsection 8.6 of this
Plan.

To effectively manage future land use change in the ‘Mixed Jadustrial-
Resldential’ Business designation, it is the intent of this Plan that the
implementing Zoning By-law recegnizes-existing-uses-afland will restrict

the range of permitted uses on each property.
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Land Use Designations

APPENDIXB MAP 1 Proposed Changes to Official Plan Schedule 1
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APPENDIXB MAP 2 Proposed Changes to Ommomm_w_u_m: Schedule 8
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Proposed Changes to Official Plan Scheduie 8

Areas of Proposed Changes

A

A - Amend Schedule 8 from the
"Commercial Mixed Use" designation
to the "General Residential” designation

B - Amend Schedule 8 from the
“"General Residential” designhation
to the "Medium Density Residential”
designation



APPENDIX B MAP 3 Site Specific Official Plan Policies Within the General Residential Designation
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APPENDIX C

PROPOSED AMENDMENTS TO THE CITY OF GUELPH ZONING BY-LAW

The following proposed zoning amendments provide a range of possible permitted uses
and is subject to further public review. Details regarding the refined list of permitted
uses, setbacks and other regulations will follow in 2004 as part of the formal Zoning By-
law Amendment process. A Holding (H) Symbol may be used on some properties to
ensure that City infrastructure, land use compatibility and property clean-up
requirements are satisfactorily met.

Table One: Current and Proposed Zoning

Address

Current Policy

Proposed Zoning

163 Alice Street

Industrial B.4-1
Site work contracting industry

(Note: Also recommended for
Officlal Plan Amendment from
General Residential to Mixed

Office Residential)

New Specialized Office Residantial Zone
All Office Residential OR Zone uses plus
the following additional uses:

cataring service; contractor's yard; office
supply; print shop; rental outlet; repair
service; research establishment;
rasidential apartment; townhouse and
tradesperson’s shop.

167 Alice Street

Industrial B.4-1
Site work contracting industry

(Note: Also recommended for
Official Plan Amendment from
General Hesidential to Mixed

Office Residential)

New Specialized Office Residential Zona
All Office Residential OR Zone uses plus
the following additional uses:

residential apartment and townhouse

189 Alice Street

industrial 8.4-1

Automobile general repair
A GEtAB GG~

{Note: Also recommended for
Site-Specific Cfficial Plan
Amendment to recegnize
business use)

New Speciaiized Office Rasidential Zone
All Office Residential OR Zone uses plus
the following additional uses:

catering service; office supply; print
shop; rental outlet; repalr service;
research establishment; residential
apartment; townhouse and
tradesperson’s shop.

Specialized Residential R.10 Zane
for lands fronting on Harris Street

201 Alice Stireet

Industrial B.4-1
Chemical products industry

{Note: Also recommended for
Ofiicial Plan Amendment from
General Residential to Mixed
Office Residential)

New Spacialized Office Rasidential Zone
Agricultural research institution, artisan
studio, catering service; cleaning
establishrnent, commercial school,
computer establisnment, machine shop;
manufacturing, office, office supply;
personal service esiablishment,
photofinishing place, print shop; rental
outlet; repair service; research
establishment; tradesperson’s shop and
warehouse.




Address

Current Policy

Proposed Zoning

101, 201, 203, 205
Beverlay Street; 308, 349
351 Elizabeth Street; 24,
30, 31-33 Hayes Avenue;
10 Kingsmill Avenus, 490
York Road

industrial B.4

Catering service; cleaning
establishment; contractars yard;
manufacturing; repair service;
tradesperson’s shop; trucking
aperation; veterinary service;
warehaouse; office, factory sales
outlet, fleet servicing area and
other accessory uses are
permitted provided that such use
is subordinate, incidental and
exclusively devoted to a parmitted
use; temporary uses including
agriculture, outdoor sportsfield
facilities and driving ranges.

The following additional uses are
also permitted within a mall:

Commercial school; computer
establishment; retail sales of
appliances, furniture and other
household furnishings, hardwars,
and home improvement materials;
financial establishment; industrial
or construction equipment rental
ar sales firm; office; office supply:;
personai service establishment;
photofinishing place; print shop;
research establishment;
restaurant; vehicle specialty repair

(Note: Also recommended for

-|-Official Plan- Amendment.-from

Mixed industrial Residential 1o
Mixed Business)

New Mixed Business B.2 Zone
Agricultural research institution; artisan
studio, auction centre; bakery; building
supply; catalogue sales outlet; catering
service; cleaning establishment; club;
commercial schooi; commercial
entertainment; computer establishment;
contractor's yard; courier service; dry
cleaning outlet; factory sales outiet;
financial establishment; funeral home;
industrial or construction equipment
rental or sales firm; laundry;
manufacturing; monument sales; office;
office supply; parking facility: psrsonal
service establishment; photofinishing
place; postal service; print shap; public
hall; recreation centre; religious
estabilishment; rental outlet; repair
service, research establishment;
restaurant (including take-out); retail
sales of appliances, fumiture and other
household furnishings, hardware, home
improvement, electrical, lighting and
plumbing materials; showroom; small
moter equipment sales and service;
storage facility; taxi establishment:
tradesperson's shop; U-brew facility;
vehicle speciaity repair; veterinary
service and warehouse.

889 Duke Street

industrial B.4-1

Fabricating structural metal
products; hardware ool and
cutlery industry; machine shop

{Note: Also recommended for
Site-Specific Official Plan
Amendment to recognize
husiness use)

New Spacialized Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:

office supply; repair service; research
establishment; residential apartment;
townhouse and tradesperson’s shap.

66 Duke Street

Industrial B.4-1
Storage and warehouse

(Note: Also recommended for
Site-Specific Official Plan
Amendment to recognizs
business use)

New Spacialized Office Residantial Zone
Alf Office Residential OR Zone uses plus
the following additional uses: office
supply; repair service; ressarch
establishment; storage facility; rasidential
apariment; townhouse and
tradesperson's shop (all uses subject to
meeting off-street parking requirements),




Address

Current Policy

Proposed Zoning

91 Duke Street

Industrial B.4-1
Metal and wood fabricating
industry

{Note: Also recommended for
Site-Specific Official Plan
Amendment to recognize
business use)

New Specialized Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:

office supply; repair service; research
establishment; residential apartment;
townhouse; tradesperson's shap and
wood fabricating industry.

304 Elizabeth Strest

Service Commercial 8C.1-31
Vehicle sales establishment;
vehicle service station; vehicle
specialty repair shop; accessory
uses

(Service Commercial designation)

Naw Specialized Sarvice Commercial
8C.2 Zone

All Service Commercial 5C.2 Zone uses
and specialized requlations that permits
all mall uses in free-standing forms.

349 Elizabeth Street

industrial B.4
(see 101 Beverley for permitted
uses)

(Note: Also recommended for
Official Plan Amendment from
Mixed Industrial Residential to
Service Commercial)

New Specialized Saervice Commarcial
8C.2 Zona

All Service Commercial 3C.2 Zone uses
and specialized regulations that permits
all mall uses in free-standing forms.

351 Elizabeth Strest

Industrial B.4

(see 101 Beverey for permitted
uses)

(Note: Also recommended for
Official Plan Amendment from
Mixed Industrial Resideniial to
Service Commercial)

New Service Commercial SC.2 Zone
(For the portion of the property fronting
onte Victoria Road South onily)

All Service Commercial SC.2 Zone uses
and specialized regulations that permits
all mall uses in free-standing forms.

352 tlizabeth Street

Service Commercial 5C.1-25
Car wash - automatic/manual:
vehicle gas bar; vehicle service
station; accessory uses

{Service Commercial designation)

New Ssrvice Commarcial SC.2 Zang

All Service Commercial SC.2 Zone uses
and specialized regulations that permits
all mall uses in free-standing forms.

353 Elizabeath Street

Indusinial 8.4
{see 101 Beverley for permitted
uses)

{Note: Also recommaended for
Official Plan Amendment from
Mixed industrial Residential to
Service Commercial)

New Service Commercial 5C.2 Zoneg

All Service Commercial SC.2 Zone uses
and specialized regulations that parmits
all mall uses in free-standing forms.




Address

Current Policy

Proposed Zoning

354, 362, 370 Elizabeth
Street & 3 Victoria Road S.

Service Commercial 5C.1-22

Car wash - automatic/manual;
catering service; commercial
scheol; commercial entertainment;
financial establishment; garden
centre; hardware store; medical
clinic; office; office supply; print
shop; public hall; recreation
centrg; rental outlet; repair
service; restaurant;
tradesperson's shop; vehicle
service station; vehicle speciaity
repair shop; vehicle sales
establishment; vehicle parts
establishment; vehicle gas bar;
velerinary seivice; accessory uses

{Service Gommercial designation)

New Sarvice Commercial SC.2 Zone

All Service Commercial SC.2 Zone uses
and specialized regulations that permits
all mall uses in free-standing forms.

37 Empire Straet

Industrial B.4
{see 101 Beverley for permitted
Lses)

(Note: Also recommended for
Site-Specific Official Plan
Amendment to recognize
business use)

New Specialized Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:

catering service; food processing facility,
office supply; print shop; repair service;
research establishmenl; residential
apartment; townhouse and
tradesperson's shop.

92 Ferguson Strest

Industrial B.4-1
Machine shop

{Note: Also recommended for
Offictal Plan Amendment from

General Residential to Mixed

Office Residentiat)

New Specialized Office Residantial Zone
All Office Residential OR Zone uses plus
the following additional uses:

catering service; office supply: print
shop; repair service; research
establishment; residential apartment;
lownhause and tradesperson’s shop.

127 Ferguson Street

Hesidential R.18-10

(Note: Also recommended for
Site-Specific Official Plan
Amendment o recognize use)

)

Specialized Commarcial Recreation P.5-
1 to add ltalian Consulate proparty to the
same zoning as it applies to the ltalian
Canadian Club at 135 Ferguson Strest.

23 Garibaldi Street

Industrial B.4-5

Catering service
Cleaning establishment
Coammercial schoo)
Computer establishment
Manufacturing

Print shop

Repair service

Research establishment
Tradesperson's shop
Warehouse

(Nate: Also recommended for
Site-Specific Ofiicial Plan
Amendment o recognize
business use}

New Specializad Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:

catering service; convenience store; food
processing facility; and townhouse.




Address

Current Policy

Proposed Zonin

122 Harris Streat

Residsntial R.18-10
Single detached residential
(General Residential designation)

Office Aesidential OR Zona uses plus
the following additional use:
religious establishment

120 Huron Streel

Industrial B.4-1
Laboratary and research
establishment

{Note: Also recommended for
Official Plan Amendment from
General Residential to Mixed

Office Residential)

New Specialized Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:

catering service; contractor's yard;
laboratory; office supply; print shap;
rental outiet; repair service: research
establishment; residential apartment;
townhouse and {radesperson’s shop.

56 Johnstan Street

Industrial B.4-1
Communication and other
electronic equipment; chemical
products industry

{Note: Also recommended for
Official Plan Amandment from
General Residential to Mixad

Office Residential)

New Specialized Office Residentlal Zone
Agricultural research institution, artisan
studio, catering service; cleaning
establishment, commercial schoo!,
computer establishment, machine shop;
manufacturing, office, office supply;
personal service establishment,
photofinishing place, print shop; rental
outlet; repair service; research
establishment; tradesperson's shop and
warehousa.

10 Kingsmill Avenue

Industrial B.4

{see 101 Beverley for permitted
uses)

{Commercial Mixed use
designation}

Commercial Residential CR Zone plus all
uses in the New Mixed Business B.2
Zone (for the lands fronting onto York
Road only)

121 Morris Street

industrial B.4-1

-Petroleum product wholesaling. - -

(Note: Also recommaended for
Official Plan Amendment from
General Residential to Mixed

Office Residential)

New Specialized Office Rasidential Zone
All Ofiice Residentlal OR Zone uses plus
the following additional uses:

catering service; contractor's yard; office
supply; print shop; rental outiet; repair
service; research astablishment;
residential apariment; townhouse and
tradesperson's shop,

127 Morris Strest

Industrial B.4-1

Sash door & oiher millwork
industry; household furniture
manufacturing

{Note: Also recommended for
Official Pian Amendment from
General Residential 1o Mixed
Office Residential)

New Spacialized Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:

catering service; contractor's yard; office
supply; print shop; rental outiet; repair
sarvice, ressarch astablishment;
residential apariment; townhouse and
tradesperson's shop; wood fabricating
and fumiture industry,

139 Morris Street

Indusirial B.4-21
Manuiacturing

{Nata: Also recommendad for
Official Plan Amendment from
General Residential to Mixed

Office Residential)

New Specialized Office Residential Zone
All Office Residential OR Zone uses plus
the following additional uses:;

catering service; contractor's yard;
manufacturing; office supply; print shop;
rental outlet; repair service; research
establishment; residential apartment;
townhouse and tradesperson’s shop.




Address

Current Policy

Proposed Zoning

60 Ontario Street

Convenience Commercial C.1-15
Vehicle body shop; vehicle service
station

{Note: Also recommended for
Site-Specific Official Plan
Amendment to recognize
business use)

New Convenience Commercial Zone
Artisan studio, catering service;
commercial school; dwelling units with
permitted commercial uses; office; office
supply; personal service establishment;
rental outlet; repair service; research
establishment; tradesperson's shop.

9 Smith Avenue

industrial B.4 Zone
{see 101 Beverey for permitted
uses)

{Note: Also recommended for
Official Plan Amendment from
Mixed Industrial Residential to
Mixed Business)

New Mixed Business B.2 Zona
Agricultural research institution; artisan
studio, building supply; catalogue sales
outlet; calering service; cleaning
establishment; computer establishment;
industrial or construction equipment
rental or salas firm; laundry; office; office
supply; parking facility; personal service
astablishment; photofinishing place;
postal service; print shop; religious
astablishment; rental outlet; repair
service; research establishment; retail
sales of appliances, fumiture and other
household furnishings, hardware, home
improvement, electrical, lighting and
plumbing materials; showroom; small
motor equipment sales and service;
storage facility, tradesperson's shop;
veterinary service and warehouse pius
the following site-specific use — vehicle
service station

15 Smith Avenue

Industrial B.4-6

Vehicle Service Station

Vehicle Sales Establishment

(Note: Aiso recommended for
Official Plan Amendment from
Mixed Industrial Residential to
Mixed Business)

New Mixad Business B.2 Zong

See B Smith Avenue for proposed

permitted uses plus the following site-
specific uses — vehicle sarvice station
and vehicle sales establishment

110 Sievenson Street
South

Industrial B.4 Zone
(see 101 Beverley for parmitied
uses}

(Note: Also recommended for
Official Plan Amendment from
Mixed Industrial Residential to
Mixed Businass)

New Mixed Business B.2 Zone

Artisan studio; catering service;
commercial school; computer
establlishment; convenience store; day
care centre; dry cleaning outlet, dwelling
units with permitted commercial uses:;
financial establishment; funeral home;
laundry, medical office, medical clinic;
office; office supply; parking facility,
personal service astablishment; print
shop; religious establishment; restaurant
take-out restaurant, rental outlet; repair
service; research establishment;
residential apartment; townhouse.

1




Address

Current Policy

Proposed Zoning

150 Stevenson South

Indusirial B.4 Zone
(ses 101 Beverley for permitted
uses)

(Note: Also recommended for
Official Plan Amendment from
Mixed Industrial Residential to
Mixed Business)

New Mixed Businass B.2 Zona
Agricultural research institution; artisan
studio, building supply; catalogue sales
outlet; catering service; cleaning
establishment; computer establishment;
industrial or construction equipment
rental or sales firm; laundry; office; office
supply; parking facility; personat service
establishment; photofinishing place;
postal service; print shop; religious
establishment; rental outlet; repair
servics,; research establishment; retail
sales of appliances, furniture and other
household furnishings, hardware, home
improvement, electrical, lighting and
plumbing materials; showroom: small
motor equipment sales and service;
storage facility, tradesperson’s shop;
velerinary service and warehouse.

53-61, 65 Victoria Road
South, 383 Elizabeth

Street

Service Commercial 5C.1-5
Catering service; cleaning
establishment; club: commercial
school; contractor's yard; day care
centre; financial establishment;
industrial and construction
equipment sales; liquor stora;
office; office supply; personal
service establishment;
photofinishing place; print shop;
public hall; recreation centre;
restaurant; restaurant (take-out);
retail sales of furniture, hardware,
home furnishings, home
improvermnent materials and
appliances; retail sales and rental
of new and used motor vehicles,
trailer and mobile homes and farm
machinery; storage facility;
tradesperson’s shop; trucking
operation; vehicle sales
establishment; vehicle sarvice
station; vehicle specialty repair
shop; veterinary service.

(Service Commercial designation)

New Service Commercial SC.2 Zona

All Service Commercial SC.2 Zone uses
and specialized regulations that permits
all mall uses in free-standing forms.

141 Victoria Road South

Industrial B.4-18

Vehicle service station plus all
Industrial B.4 uses (see 101
Beverley etc. for permitted uses)

(Note: Also recommended for
Oificial Plan Amendment from
General Resideniial to Mixed
Ofiice Resideniial)

New Specialized Ofiice Residential Zone
All Ofiice Residential OR Zone uses pius
the foilowing additional uses:

restdential apartment and townhouse




Address

Current Policy

Proposed Zoning

87 Wyndham Street South
& 77 Wyndham Street
South

Commercial-Residential CR-5
Artisan studio, medical office;
office; personal service
establishment; dwelling units with

-permitted commercial uses

(Commérciai Mixed Use
designation)

New Commercial-Residential Zone

All Commercial Aesidential uses plus the
foliowing additional uses:

catering service; commercial school;
computer establishment; office supply;
print shop; religious establishment: renlal
outlet; repair service; research
establishment; residential apartment;
townhouse.

71 Wyndham Streset South

Commercial-Residential CR-7
Arisan studio; medical office:
office; dwelling units with
permitted commercial uses; rental
outlet; tradesperson’s shop

{Commercial Mixed Use
designation)

New Commercial-Residential Zone

All Commercial Residential uses pius the
following additional uses:

catering service; commercial school;
computer establishment; office supply;
print shop; religious establishment; rental
outlet; repair service; research
establishment; residential apartment;
townhouse.

75 Wyndham Street South

Commercial-Residential CH-4
Artisan studio; medical office;
office; personal service
establishmant; dwelling units with
permitted commercial uses; rental
outlet

(Commercial Mixed Use
designation}

New Commercial-Residential Zone

All Commetcial Residential uses plus the
following additional uses:

catering service; commercial schoaol;
computer establishment; office supply;
print shop; religious establishment; rental
outlel; repair service; research
establishment; residential aparttment;
townhouse.

230-240 York Road

Industrial B.4-1

Plastic and synthetic resins
manufacturing; beverage
wholgsafing age

(Note: Also recommended for
Official Plan Amendment from
General Residential to Mixed

Office Residential)

New Specialized Office Residential Zona
All Office Residential OR Zone uses plus
the following additional uses: -
catering service; contractor’s yard: office
supply; print shop; parking facility; rental
outlet; repair service; research
establishment; residential apartment;
townhouse and tradesperson’s shop.

320 York Road

Residential R.168-10

{General Residential designation)

New Specialized Office Residential Zona
All Office Residentfal OR Zone uses plus
the following additional uses:

Retail sales of home improvement
supplies, tradesperson’s shop.

405 York Road

Residential A.1B-10

{Note: Also recommended for
Oificial Plan Amendment from
Commercial Mixed Use io General
Residential)

New Specialized Office Residential Zane
Artisan studio; bakery,; catering service;
cleaning establishment; computer
establishment; florist; oifice; office
supply; personal service esiablishment:
print shop; repair service; research
establishment; storage facility;
tradesperson’s shop.




Address

Current Policy

Proposed Zoning

437 York Road

Hesidential A.18-10

Convenience Commarcial C.1

Residential}

(Note: Alse recommended for
Oificial Plan Amendment from
Commercial Mixed Use to General

497-505 York Road

designation)

{Commercial Mixed Use

Convenience Commercial C.1-7 Convenience Commercial C.1-7
Photofinishing Place

All Convenience Commercial uses plus
the following additional use —
photofinishing place, restaurant and
take-out restaurant

Note: All changes described above should be considered preliminary in nature and will
be the subject of additional landowner consultation and public review.

Standard List of Permitted Uses

Convenience Commercial C.1 Zone

The following land uses are permitted within

the C.1 zone:

e Arlisan studio

* Convenience store

= Daycarecaentre

= Dwelling units above permitted

commercial uses in the same building

» Group home

e lLodging house S
= Personal service establishment

» Restaurant {take-out)

»  Accessory uses

= Qccasional uses

Office Residential OR Zone

The following land uses are permitied within
the OR zone:

e Accessory apariment

e Arfisan studio

= Bed and breakfast

o Day care cenire

Q

e n © @ @ o o

Dwelling units in the same building as
the other permitted uses

Duplex dwelling

Group home

Home for the aged or rest home
Home occupations

Lodging house

Medical office

Office

Personal service establishment
Schoaol

Semi-detached dwelling

Single detached dwslling
Tourist home

Accessory uses

Occasional uses

Commercial Residential {CR) Zone

The following land uses are permitted within
the CR zone e

Artisan studio

Club

Convenience store

Day care centre

Pry cleaning outlet

Financial establishment

Florist

Group homes

Laundry

Library

Lodging house

Medical clinic

Medical office

Oifice

Personal service establishment
Religious establishment
Restaurant (iake-out)
Veterinary service

Video rentai outlet

Dwelling units in the same building as
ihe permitied commercial uses
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Accessory uses
Occasional uses

Service Commercial SC.2 Zone

The following land uses are permitted within
the SC.2 zone:
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Amusement park

- Auction centre

Auto-oriented department store
Automatic car wash/manual car wash
Building supply

Catalogue sales outlet

Catering service

Club

Comirnercial school

Commergial entertainment

Courier service

Day care centre

Dry cleaning outlet

Financial establishrment

Funeral home

Garden centre

Group home

Hardware store

Hotel

Laundry

Liguor store

Lodging house

Medical clinic

Monument sales

Office supply

Parking facility

Print shop

Public hali

Recreation centra

Religious establishment

Research establishment

Restaurant

Restaurant (take-out)

Retail sales, service and rental of:
electrical/lighting supplies; electronic
and audio-visual equipment; home
furniiure and appliances; recreational
vehicles; construciion and farm
equipment; small motor equipment sales
Tavern

Taxi establishment

Tourist home

Tradesperson's shop

Transportation Depot

Trucking operation

Vehicle establishment {includes vehicle
body shop, vehicle gas bar, vehicle

parts establishment, vehicle sales
establishrment, vehicle service station
and vehicle specialty repair shop)

s Veterinary service

* Accessory uses

* QOccasional uses

The following additional uses are also
permitted within a mall in the SC.2 Zone:
e  Artisan studio

Bake shop

Cleaning establishment
Convenience store

Florist

Medical office

Office

Personal service establishment
Pharmacy

Photofinishing place

Postal service

Rental outlet

Repair service

Video Rental Qutlet

® & & » & 8 o & & 6 ©° *




| Legend
APPENDIXC MAP 1 Proposed Changes to Zoning By-law Proposed Changes fo the

Zoning By-law

Existing Zones Proposed Zone

A CR4CR-5CR-T Mew Spacialized CR Zone
B.4,B.4-5, B.4-18,
B ' ) ’ Mew Specialized OR Zone
B.4-21 :
4 ﬁ B.4-1 MNew Specialized O Zope
p— 9
8 D B4 New Spedialized K. 10 Fone
== E R.iC-3 ‘New Spacialized OR Zoue
m R.1B-10 Hew Specialized OR Zuoe
G C.1-15 Add uses [o existing zohe &
delele nea-compaltible vses
H m._ B.4 Maw Speciafized CR Zone
- Q (i
i ?w..ﬁ. | cA-7 Atld usas {o exisling
W e | ] .17 Zone
- 2 — B.4, B.4-6 Mew Speciatized B.2 Zone

B.4 New Speclalized 5C.2 Zone

= J
m K
. ' tﬁ ,M - _ = = 1. SC.1-5, 8C.1-22, New m_umn._m._amn_ 5.2 Zone
W . o L o SC.1-25, SC.1-31
TE KN i

= - | 1=

Prepared by the City of Guelph

Planning and Bullding Services .
May 2003 , Proposed changes to % Imico Land Use and Zoning to be determined
i > Zoning By-faw

-
TR
T
7
i l HHU 1l
an
T
HHL
! |

R.1B-10 Slandard C.1 Zone




