COUNCIL PLANNING Guelbh
AGENDA ’\“—P/

Council Chambers, City Hall, 1 Carden Street
DATE Monday, July 11, 2016 7:00 p.m.

Please turn off or place on non-audible all cell phones, PDAs, Blackberrys and
pagers during the meeting.

O Canada

Silent Reflection
Disclosure of Pecuniary Interest and General Nature Thereof

PRESENTATION

a) Amanda Macdougall, Regional Manager, Municipal & Stakeholder Relations,
MPAC re: 2016 MPAC Assessment Update

PUBLIC MEETING TO HEAR APPLICATIONS UNDER
SECTIONS 17, 34 AND 51 OF THE PLANNING ACT

Application Staff Applicant or Delegations Staff
. : - Summary
Presentation Designate (maximum of
10 minutes)
Food Vehicles Abby Watts, Policy
Proposed Zoning Planner
By-law
Amendment
(ZzC16-10)
Citywide
745 Stone Road Lindsay Sulatycki, | ¢ Nancy
East and 58 Senior Shoemaker
Glenholm Drive Development
Proposed Zoning Planner
By-law
Amendment
(File: ZzC1608)
Ward 1
389 Speedvale Lindsay Sulatycki, | ¢ David Anstett
Avenue West Senior e Jake Spelic
Proposed Zoning Development
By-law Planner
Amendment
(File: ZC1603)
Ward 4
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CONSENT AGENDA

"The attached resolutions have been prepared to facilitate Council's consideration of

the various matters and are suggested for consideration. If Council wishes to

address a specific report in isolation of the Consent Agenda, please identify the
item. The item will be extracted and dealt with immediately. The balance of the
Consent Agenda can be approved in one resolution."

COUNCIL CONSENT AGENDA

ITEM

CITY
PRESENTATION

DELEGATIONS
(maximum of 5 minutes)

TO BE
EXTRACTED

CON-2016.35 Joan Jylanne, Vv
Affordable Housing Strategy: | Senior

Recommended Strategic Development

Actions Planner

CON-2016.36 David DeGroot, vV

Mixed-Use Nodes Urban
Design Concept Plans:
Gordon/Clair Community
Mixed Used Node and
Woodlawn/Woolwich
Community Mixed Use Node
and Woolwich Intensification
Corridor

Senior Urban
Designer

CON-2016.37

Bristol Street Reconstruction
Phase I (Edinburgh Road to
East of Holliday Street)

CON-2016.38

1229 Victoria Road South
Proposed Official Plan
Amendment and Zoning By-
law Amendment

(File: OP1501/2C1507)
Ward 6

CON-2016.39

Proposed Demolition of
Church Manse at 47 Arkell
Road, Ward 6

BY-LAWS

Resolution — Adoption of By-laws (Councillor Allt)

MAYOR’S ANNOUNCEMENTS

Please provide any announcements, to the Mayor in writing, by 12 noon on

the day of the Council meeting.
NOTICE OF MOTION

ADJOURNMENT
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FOOD VEHICLE
ZONING BY-LAW REVIEW

BACKGROUND

* Business Licence By-law Review- Food
Vehicle Schedule and Temporary Food
Sales Update (July 6, 2015 Staff Report)

» Recommended an amendment to the
Zoning By-law to regulate Mobile Food
Preparation Vehicles on private lands to be
brought forward for Council’s
consideration (Q3- 2016)




[ ——— B
BUSINESS ZONING
LICENSING Changes to the Zoning

Regulates and licenses .
: By-law to permit food
food vehicles across .
vehicles on some

the City. Contains i

. . private property and
specific regulations some City owned
related to the operation y

of food vehicles and

compliance with the ONGOING parks.
Zoning By-law EOOD
VEHICLE
Q PROJECTS

FOOD TRUCK PARKS
SUMMER Guidelines for the
Summer pilot project in location and operation
Downtown Guelph of food vehicles in

(on some City streets) some parks

PURPOSE OF REVIEW

* The current Zoning By-law (1995)-14864
does not permit food vehicles to operate in
any zone

» All existing food vehicles on private
property have been approved on a case by
case basis through the Committee of
Adjustment
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PROPOSED ZONING BY-LAW CHANGES

e Create a definition for food vehicle

» Allow food vehicles to operate in some
zones

* Regulation for the location of a food
vehicle on a property

DRAFT DEFINITION

“Food Vehicle” means an outdoor wheeled
vehicle not permanently affixed to the ground

and capable of being moved on a daily basis,
from which food intended for immediate
consumption is provided for sale or sold, and
includes a motorized, self-propelled vehicle (a
“Food Truck™), a vehicle that is not self-
propelled, but can be towed (a “Food Trailer)
and a vehicle moved by human exertion (a
“Food Cart”).
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PROPOSED ZONES

Commercial Zones
Industrial Zones

Park Zones (P.3, P.4, P.5)
Institutional Zones

P& RS
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DRAFT REGULATION

Institutional or Industrial
Zone:

accessible Parking
Space.

» Shall be in accordance
with Section 4.6
(existing Zoning By-law
sight line regulations).

Within any Commercial,

STREET

— — -

« Shall occupy a defined =+ = é
Parking Space —+ —
o — @e oo —
» Shall not occupy any o o =
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For demonstration purposes only




NEXT STEPS

* Incorporate feedback from Public Meeting
« Finalize Zoning By-law Amendment

» Recommendation Report to Council in
September 2016
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TO City Council

SERVICE AREA Infrastructure, Development and Enterprise

DATE July 11, 2016

SUBJECT Statutory Public Meeting Report
Food Vehicles
Proposed Zoning By-law Amendment (ZC16-10)
Citywide

REPORT NUMBER 16-52

EXECUTIVE SUMMARY

PURPOSE OF REPORT

The purpose of this report is to provide planning information for a City initiated
amendment to Zoning By-law (1995)-14864 to permit the operation of food
vehicles in some zones within the City. This report has been prepared in
conjunction with the statutory public meeting for the proposed amendment.

KEY FINDINGS

Updating the Zoning By-law to permit food vehicles to operate in some zones is
proposed to better align the Zoning By-law with the current Business Licensing
By-law (2009)-18855 and streamline the process for food vehicles to operate in
Guelph.

A discussion paper titled “Food Vehicle Review: Zoning By-law Amendment”
(Attachment 1) has been prepared which reviews options and provides draft
directions for the Zoning By-law amendment. The proposed directions include:
creating a definition for “food vehicle”; allowing food vehicles to operate in some
Commercial, Industrial, Institutional and Park zones; and, providing regulations
related to the location of food vehicles on a property.

Key findings will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.

FINANCIAL IMPLICATIONS
N/A

ACTION REQUIRED

Council will hear public delegations on the Proposed Zoning By-law amendment,
ask questions of clarification and identify planning issues. This report is to be
received and no decisions are to be made at this time.
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RECOMMENDATION
1. That Report 16-52 from Planning, Urban Design and Building Services
regarding the City initiated Food Vehicle Zoning By-law Review dated July 11,
2016 be received.

BACKGROUND

On July 20, 2015 Council received the “"Business Licence By-law Review - Food
Vehicle Schedule and Temporary Food Sales Update” Report (Report Number PS-
15-36). The purpose of this report was to provide an update and recommend
amendments to the City’s Business Licence By-law to City Council regarding the
licensing of Food Vehicles and Temporary Food Sales. The effect of this report was
an amendment to the Business Licensing By-law to allow the operation and
licensing of food vehicles and temporary food sales within the City and provide
direction to staff to create amendments to the City’s by-laws in accordance with the
recommendations contained in the report. Specifically, Staff was directed to bring
forward amendments to Zoning By-law (1995)-14864 with respect to food vehicles
and temporary food sales on private property by Q3 2016.

REPORT

A Food Vehicle Review Discussion Paper was developed in consultation with a staff
technical group consisting of representatives from By-law Compliance, Security &
Licensing and Planning, Urban Design & Building. Input from the technical group
ensured alignment with the previous work completed by By-law Compliance,
Security & Licensing Staff. The focus of the discussion paper is to review existing
Official Plan policy and current Zoning By-law regulations, previous minor variances
to Zoning By-law (1995)-14864 and other municipal practices. The discussion paper
considers the following zoning topics:

e Definitions
e Permitted zones
e General provisions such as:
o The location of food vehicles on private property;
o The number of food vehicles permitted on private property;
o Parking requirements; and,
o Setbacks to sensitive land uses.

Each topic includes a review of various zoning options. The zoning options are
considered and analyzed, which result in draft directions for the Zoning By-law
amendment.

Description of Proposed Zoning By-law Amendment

The intent of this proposed amendment is to allow food vehicles to operate in some
zones within the City based on best practice review and stakeholder feedback.
Currently the Zoning By-law does not permit food vehicles to operate on private
property within the City. Food vehicles have been permitted to operate on a few
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properties within the City through minor variances granted by the Committee of
Adjustment. A draft Zoning By-law amendment is attached as Attachment 2.

The following definition is proposed for Food Vehicle:

“Food Vehicle” means an outdoor wheeled vehicle not permanently affixed to the
ground and capable of being moved on a daily basis, from which food intended for
immediate consumption is provided for sale or sold, and includes a motorized, self-
propelled vehicle (a “Food Truck”), a vehicle that is not self-propelled, but can be
towed (a “Food Trailer”) and a vehicle moved by human exertion (a “Food Cart”).

Food vehicles are proposed to be permitted in the following general zones:
Convenience Commercial (C.1)
Neighbourhood Shopping Centre (NC)
Community Shopping Centre (CC)

Regional Shopping Centre (RC)

Central Business District (CBD.1)

Service Commercial (SC.1, SC.2)
Commercial-Residential (CR)

Industrial (B.1, B.2, B.3, B.4 and B.5 zones)
Park (P.3, P.4, P.5)

Institutional (I.1, 1.2, 1.3)

Some specialized zones associated with these zone categories are also proposed to
be amended to permit food vehicles in cases where they permit restaurants and/or
take-out restaurants. These categories will be reviewed to ensure that they are
appropriate for food vehicles.

The discussion paper includes draft directions for food vehicle regulations in
commercial, institutional and industrial zones. Regulations have not been proposed
for park zones as separate guidelines are being developed by Parks and Recreation
Staff which will be enforced through agreements with and/or permits issued by the
City.

In commercial, institutional and industrial zones, the following zoning regulations
are proposed for regulating food vehicles on private property, including:

e food vehicles would only be permitted to occupy a defined parking space to
ensure that food vehicles do not block driveways, drive aisles, emergency
routes, loading spaces, pedestrian and accessible walkways, required
landscape buffers, etc.

e food vehicles must not occupy accessible parking spaces

e food vehicles must comply with current sight line regulations in section 4.6 of
Zoning By-law (1995)-14864.
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Community Consultation

A draft discussion paper was released on the City of Guelph website on May 5,
2016. Stakeholders identified from earlier City community engagement initiatives
were notified that the paper was available for review and comment.

In addition, a public open house was held on May 17, 2016 to provide the public
and stakeholders with more information related to the proposed Zoning By-law
amendment, including background information and draft regulations.

The statutory public meeting at Council completes the formal community
engagement portion of the project (see Figure 1).

Next Steps
Feedback received will further inform the draft Zoning By-law amendment and a

final Zoning By-law amendment is planned to be brought back to Council for a
decision in September 2016.

Figure 1: Project Timeline

Project Timeline

Draft Discussion Draft Zoning Community Formal

Paper By-law engagement statutory
amendment process

February —

March 2016 March - April 2016 May 2016 July-September 2016

Draft Draft Z:oning

Discussion By-law ;
Paper amendment Public Formal
Internal i I open publllc
Technical niema house meeting
Technical
Team ; .
. Team review Council
review of ..
draft of draft decision
Zoni 2 N
Discussion oning By meeting
Paper law
P amendment
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CORPORATE STRATEGIC PLAN
3.1 Ensure a well-designed, safe, inclusive, appealing and sustainable City of Guelph.

3.2 Be economically viable, resilient, diverse and attractive for business.

FINANCIAL IMPLICATIONS
N/A

DEPARTMENTAL CONSULTATION

Planning, Urban Design and Building Services — Zoning

Planning, Urban Design and Building Services — Development Planning
Operations - By-law Compliance, Security and Licensing Services

City Solicitor — Legal Services

COMMUNICATIONS

The development of a Community Engagement Plan and Communications Plan were
completed as part of this project. Email notification was sent to a list of identified
stakeholders to inform them of the Open House and draft Discussion Paper. The
May 17, 2016 Open House was advertised in the Guelph Tribune on May 5, 2016.

In addition, the Notice of Public Meeting was advertised in the Guelph Tribune on
June 16, 2016 and given by way of email to interested stakeholders.

ATTACHMENTS
ATT-1 Food Vehicle Review: Zoning By-law Amendment Discussion Paper (May
2016)

*ATT-1 is available on the City of Guelph website at http://guelph.ca/wp-
content/uploads/Discussion-Paper-Food-Vehicle-Review.pdf

ATT-2 Draft Zoning By-law Amendment

Report Author
Abby Watts
Policy Planner

4 EC

Approvéd By Recommended By

Todd Salter Scott Stewart, C.E.T

General Manager, Deputy CAOQ,

Planning, Urban Design Infrastructure, Development and Enterprise
and Building Services (519) 822-1260, ext. 3445

(519) 822-1260 ext. 2395 scott.stewart@guelph.ca

todd.salter@guelph.ca
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1.

THE CORPORATION OF THE CITY OF GUELPH

By-law Number (2016)-

A by-law to amend By-law Number (1995)-
14864, as amended, known as the Zoning
By-law for the City of Guelph as it affects
Food Vehicles.

WHEREAS Section 34(1) of The Planning Act, R.S.0. 1990, c.P.13 authorizes the
Council of a Municipality to enact Zoning By-laws;

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE CITY
OF GUELPH ENACTS AS FOLLOWS:

Section 3.1 of By-law (1995)-14864, as amended, is hereby further amended by adding

the following:

1.1 The definition “Food Preparation and Vending Vehicle” is deleted.

1.2 The definition “Food Vehicle” is added:
“Food Vehicle” means an outdoor vehicle not permanently affixed to the
ground and capable of being moved on a daily basis, from which food
intended for immediate consumption is provided for sale or sold, and includes
a motorized, self-propelled vehicle (i.e. food truck), a vehicle that is not self-
propelled, but can be towed (i.e. food trailer) and a vehicle moved by human
exertion (i.e. food cart).

1.3 The definition “Chip Wagon” is deleted.

Section 4 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

2.1

Section 4 is amended by adding a new subsection 4.30 Regulations for Food
Vehicles:

4.30 Regulations for Food Vehicles
Every Food Vehicle shall operate in accordance with the
regulations for the Zone in which the Food Vehicle is located and

the following:
4.30.1 Within any Commercial, Institutional or Industrial Zone:
4.30.1.1 Shall occupy a defined Parking Space unless otherwise
approved pursuant to the Site Plan Control provisions of the
Planning Act.
4.30.1.2 Shall not occupy any accessible Parking Space.
4.30.1.3 Shall be in accordance with Section 4.6.

Section 6 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

3.1

Section 6.1.1, 6.2.1.1, 6.3.1.1, 6.4.1.1, 6.6.1 is amended by adding a Food
Vehicle in accordance with Section 4.30, to the list of permitted uses.

Section 7 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

4.1

Section 7.1.1, 7.1.2, 7.1.3, 7.4.1 is amended by adding a Food Vehicle in
accordance with Section 4.30, to the list of permitted uses.



10.

11.

12.

13.

14.
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Section 8 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

5.1 Section 8.1.1, 8.1.2, 8.1.3 is amended by adding a Food Vehicle in accordance
with Section 4.30, to the list of permitted uses.

Section 9 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

6.1 Section 9.1.3, 9.1.5 is amended by adding a Food Vehicle in accordance with
Section 4.30, to the list of permitted uses.

Part 5 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

7.1 Section 6.1.3.22.1 is amended by adding a Food Vehicle in accordance with
Section 4.30, to the list of permitted uses.

Part 6 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

8.1 Section 6.2.3.1.4.1, 6.23.16.1, 6.2.3.23.1, 6.2.3.28.1, 6.2.3.2.22.1 is
amended by adding a Food Vehicle in accordance with Section 4.30, to the list
of permitted uses.

Part 7 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

9.1 Section 6.3.3.1.3.1 is amended by adding a Food Vehicle in accordance with
Section 4.30, to the list of permitted uses.

Part 8 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

10.1 Section 6.4.3.1.2.1,6.4.3.1.4.1,6.4.3.1.5.1,6.43.16.1, 6.4.3.1.7.1, 6.4.3.1.8.1,
6.4.3.1.10.1,6.4.3.1.12.1, 6.4.3.1.13.1, 6.4.3.1.15.1, 6.4.3.1.16.1, 6.4.3.1.20.1,
6.4.3.1.22.1, 6.4.3.1.24.1, 6.4.3.1.26.1, 6.4.3.1.27.1, 6.4.3.1.28.1, 6.4.3.1.30.1,
6.4.3.1.32.1, 6.4.3.1.33.1, 6.4.3.1.34.1, 6.4.3.1.35.1, 6.4.3.1.36.1, 6.4.3.1.39.1,
6.4.3.1.41.1, 6.4.3.1.43.1, 6.4.3.1.44.1, 6.4.3.1.45.1, 6.4.3.1.48.1, 6.4.3.1.51.1,
6.4.3.1.53.1, 6.4.3.1.56.1, 6.4.3.2.2.1, 6.43.23.1, 6.43.241, 643251,
6.4.3.2.6.1, 6.43.2.7.1, 6.43.28.1, 6.43.210.1, 6.4.3.2.12.1, 6.4.3.2.13.1,
6.4.3.2.14.1, 6.4.3.2.15.1 is amended by adding a Food Vehicle in accordance
with Section 4.30, to the list of permitted uses.

Part 10 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

11.1 Section 6.6.3.1.1, 6.6.3.2.1, 6.6.3.8.1.1, 6.6.3.9.1, 6.3.3.11.1 is amended by
adding a Food Vehicle in accordance with Section 4.30, to the list of permitted
uses.

Part 11 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

12.1 Section 7.3.2.5.1 is amended by adding a Food Vehicle in accordance with
Section 4.30, to the list of permitted uses.

12.2 Section 7.3.4.7.1 is amended by deleting Chip Wagon as an Accessory Use to
the Flea Market .

Part 12 of By-law (1995) — 14864, as amended, is hereby further amended as follows:

13.1 Section 8.3.2.1.1, 8.3.2.2.1, 8.3.2.3.1 is amended by adding a Food Vehicle in
accordance with Section 4.30, to the list of permitted uses.

Where notice of this by-law is given in accordance with the Planning Act, and where no
notice of objection has been filed within the time prescribed by the regulations, this by-
law shall come into effect. Notwithstanding the above, where notice of objection has
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been filed within the time prescribed by the regulations, no part of this by-law shall
come into effect until all of such appeals have been finally disposed of by the Ontario
Municipal Board.

PASSED this day of , 2016.

CAM GUTHRIE- MAYOR

TINA AGNELLO- DEPUTY CLERK



EXPLANATION OF PURPOSE AND EFFECT FOR BY-LAW NUMBER (2016)-

By-law Number (2016)- has the following purpose and effect:

This By-law authorises amendments to the City of Guelph Comprehensive Zoning By-
law (1995)-14864, which are intended to permit the use of food vehicles in specific zones
as well as general regulations.

The purpose of the proposed Zoning By-law amendment is to introduce food vehicles as
a permitted land use.

The effect of this By-law would permit Food Vehicles in appropriate commercial,
industrial, institutional and park zones. Food Vehicles would be further regulated,
requiring them to occupy a defined parking space other than an accessible parking space
and be in compliance with Section 4.16, sight line regulations.

Lands affected by this amendment include all lands in the City covered by Zoning By-
law Number (1995)-14864, as amended.

The proposed zoning amendment was considered by Guelph City Council at a Public
Meeting held on July 11, 2016.

Further information may be obtained by contacting Infrastructure, Development and
Enterprise at 519-837-5616, extension 3314, City Hall, Guelph, Ontario.

Persons desiring to officially support or object to this zoning amendment must file their
support or objection with the City Clerk, City Hall, Guelph, as outlined on the page
entitled "Notice of Passing".
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TO City Council
SERVICE AREA Infrastructure, Development and Enterprise
DATE July 11, 2016
SUBJECT Statutory Public Meeting Report
745 Stone Road East and 58 Glenholm Drive
Proposed Zoning By-law Amendment
(File: ZC1608)
Ward 1

REPORT NUMBER 16-51

EXECUTIVE SUMMARY
PURPOSE OF REPORT
To provide planning information on an application requesting approval of a
Zoning By-law amendment to permit new single detached residential dwellings
on lands municipally known as 745 Stone Road East and 58 Glenholm Drive.
This report has been prepared in conjunction with the Statutory Public Meeting
for this application.

Location: 745 Stone Road East and 58 Glenholm Drive

KEY FINDINGS
Key findings will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.

FINANCIAL IMPLICATIONS
Financial implications will be reported in the future Infrastructure, Development
and Enterprise recommendation report to Council.

ACTION REQUIRED

Council will hear public delegations on the application, ask questions for
clarification and identify planning issues. The report is to be received and no
decisions are to be made at this time.

RECOMMENDATION
1. That Report 16-51 regarding a proposed Zoning By-law Amendment

application (File: ZC1608) submitted by Black, Shoemaker, Robinson and
Donaldson Limited on behalf of the owners: John Drolc and Helen Drolc (745
Stone Road East) and Kenneth William Spira and Carol Spira (58 Glenholm
Drive) to permit the development of single detached residential dwellings on
lands municipally known as 745 Stone Road East and legally described as
Part Eramosa Branch of the River Speed; Part Lot 1, E of Blind Line, Plan
131, as in MS115824; Guelph and 58 Glenholm Drive legally described as Lot
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3, Plan 820; Part Lot 1 E of Blind Line, Plan 131, Part 1, 61R10800 and Parts
1 & 2, 61R10340; Guelph; S/T Easement in favour of The Corporation of the
City of Guelph as in LT59283, from Infrastructure, Development and
Enterprise dated July 11, 2016, be received.

BACKGROUND

An application to amend the Zoning By-law has been received for the lands
municipally known as 745 Stone Road East and 58 Glenholm Drive from Black,
Shoemaker, Robinson and Donaldson Limited on behalf of the owners: John Drolc
and Helen Drolc (745 Stone Road East) and Kenneth William Spira and Carol Spira
(58 Glenholm Drive). The application is a request to change the zoning on the
subject lands to a “Specialized Residential Single Detached” (R.1A-?) zone and
“Conservation” (P.1) zone to allow the development of single detached residential
dwellings and to protect the significant natural areas on the subject lands. The
portion of the subject lands that will provide for driveway access to Stone Road East
is proposed to be zoned “Specialized Urban Reserve” (UR-?). Future severance
applications will be submitted to the Committee of Adjustment to create the
additional residential lots.

The application was received by the City on April 18, 2016 and deemed to be
complete on May 18, 2016.

Location

The subject lands are located on the south side of Stone Road East, west of Watson
Road South and west of Glenholm Drive (see Attachment 1 - Location Map and
Attachment 2 - Orthophoto). 745 Stone Road East is approximately 9.9 hectares
(24.4 acres) in size and has frontage on Stone Road East. It is currently developed
with a detached residential dwelling, detached garage and accessory building. A
large portion of the property consists of environmental features. 58 Glenholm Drive
is approximately 3.4 hectares (8.4 acres) and has frontage along Glenholm Drive.
It is currently developed with a detached residential dwelling, a workshop, and two
storage buildings. The property also contains remnants of an old horse race track
and environmental features.

Surrounding land uses include:

e To the north: Stone Road East, beyond which are lands zoned “Institutional”
(I.2) and currently contains facilities associated with the City’s Waste
Resource Innovation Centre;

e To the south: lands designated in the Official Plan as "Significant Natural
Areas and Natural Areas” and zoned for “Agricultural” (A) and “Hazard” (H)
uses in the Township of Puslinch Zoning By-law 19/85;

e To the east: existing detached residential dwellings, beyond which is Watson
Road South;

e To the west: lands designated as “Significant Natural Areas and Natural
Areas” in the Official Plan.
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Existing Official Plan Land Use Designations and Policies

The Official Plan designates the subject lands as “Special Study Area” and
“Glenholme Estate Residential”. The lands are subject to the Guelph Innovation
District (GID) Secondary Plan. The GID Secondary Plan was approved by Council
as Official Plan Amendment 54 (OPA 54) in May 2014, however, it was appealed to
the Ontario Municipal Board (OMB), in its entirety.

In March of 2015, the OMB delivered a decision to allow a motion brought forward
by the City to approve certain sections of OPA 54 that were not intended to be
included in the appeals. This included the “Glenholme Estate Residential” land use
designation and its policies which apply to both 745 Stone Road East and 58
Glenholm Drive. The “Glenholme Estate Residential” land use designation permits
limited additional low density estate residential infill development, subject to
meeting certain size criteria and other applicable policies.

The GID Secondary Plan proposes to designate the northern portion of 745 Stone
Road East as "Employment Mixed-use 2”, however, since this portion of the GID
Secondary Plan is currently under appeal at the Ontario Municipal Board, the land
use designation that applies to the northern portion of 745 Stone Road East is the
land use designation of the Official Plan, being “Special Study Area”.

A portion of both 745 Stone Road East and 58 Glenholm Drive are also designated
“Significant Natural Areas and Natural Areas” in the Official Plan. Development or
site alteration is not be permitted within Significant Natural Areas including their
established or minimum buffers as designated, except in accordance with the
general policies in 6A.1.2 and the Significant Natural Areas policies in 6A.2 of the
Official Plan. In accordance with the applicable policies of the Official Plan,
development or site alteration may be permitted within the adjacent lands to
Significant Natural Areas provided that it has been demonstrated through an
Environmental Impact Study or Environmental Assessment that there will be no
negative impacts to the protected natural heritage features and areas or their
associated ecological functions. The applicant has submitted an Environmental
Impact Study for both 745 Stone Road East and 58 Glenholm Drive. The EIS for
both properties is under review.

The relevant policies for the “Significant Natural Areas and Natural Areas” and
“Special Study Area” land use designations are included in Attachment 3. The
relevant policies for the “Glenholme Estate Residential” and "Employment Mixed-
use 2”land use designations are included in Attachment 4.

Official Plan Amendment 48 Designations and Policies

Official Plan Amendment 48 (OPA 48) (under appeal), a comprehensive update to
the City’s Official Plan, proposes to retain the “Special Study Area” and “Significant
Natural Areas and Natural Areas” land use designations and policies of the Official
Plan. Staff must have regard to the Council adopted policies and designations of
OPA 48 even though it is currently under appeal. The relevant policies for the
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“Special Study Area” and “Significant Natural Areas and Natural Areas” land use
designations are included in Attachment 5. It should be noted that the City will be
seeking to have the OMB modify OPA 48 prior to its approval to incorporate any or
all of the portions of OPA 54 that are in effect as of that date, including the
“Glenholme Estate Residential” land use designation and associated policies.

Existing Zoning
The subject lands are zoned as follows:

745 Stone Road East is zoned, “Urban Reserve” (UR) according to the City of
Guelph Zoning By-law (1995)-14864, as amended and “Agricultural” (A) and
Hazard Zone (H) according to the Township of Puslinch Zoning By-law 19/85.

58 Glenholm Drive is zoned “Agricultural” (A) and Hazard Zone (H) according to the
Township of Puslinch Zoning By-law 19/85.

The existing zoning and details is included as Attachment 6.

REPORT

Description of Proposed Zoning By-law Amendment

The applicant is requesting to change the zoning on the subject lands from “Urban
Reserve” (UR) in the City of Guelph’s Zoning By-law (1995)-14864, as amended
and “Agricultural” (A) and Hazard Zone (H) in the Township of Puslinch’s Zoning
By-law 19/85 to the following zones:

745 Stone Road East:

e "Specialized Residential Single Detached” (R.1A-?) Zone, with the
following additional specialized regulations:

= Minimum Lot Area of 0.4 hectares including any zoned natural heritage
features located in the P.1 zone, whereas the Zoning By-law requires a
minimum Lot Area of 555 square metres in the R.1A zone.

= Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a
minimum Lot Frontage of 18 metres.

* No Landscaped Open Space shall be required between the driveway and the
lot line of the newly created lots at the westerly limit of Glenholm Drive,
whereas the Zoning By-law requires a minimum area of 0.5 metres between
the driveway and nearest lot line to be landscaped.

» The development of detached residential dwellings shall be permitted with
private individual on-site water and wastewater services as an interim
measure until full municipal services are available, whereas the Zoning By-
law prohibits development within the City that is not on full municipal
services.

= Accessory buildings (garages) shall be permitted to exceed 55% of the lot
width, whereas the Zoning By-law permits a maximum garage width of 55%
where lots have less than 12 metres of frontage.
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¢ "“Conservation Land” (P.1) Zone

e "Specialized Urban Reserve” (UR-?) Zone, with the following additional
specialized regulations:

= The UR-? Zone, shall permit a driveway to access R.1A zoned lots
58 Glenholm Drive:

e "Specialized Residential Single Detached” (R.1A-?) Zone, with the
following additional specialized regulations:

= Minimum Lot Area of 0.4 hectares including any zoned natural heritage
features located in the P.1 zone, whereas the Zoning By-law requires a
minimum Lot Area of 555 square metres in the R.1A zone.

* Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a
minimum Lot Frontage of 18 metres.

* No Landscaped Open Space shall be required between the driveway and the
lot line of the newly created lots at the westerly limit of Glenholm Drive,
whereas the Zoning By-law requires a minimum area of 0.5 metres between
the driveway and nearest lot line to be landscaped.

* The development of detached residential dwellings shall be permitted with
private individual on-site water and wastewater services as an interim
measure until full municipal services are available, whereas the Zoning By-
law prohibits development within the City that is not on full municipal
services.

= Accessory buildings (garages) shall be permitted to exceed 55% of the lot
width, whereas the Zoning By-law permits a maximum garage width of 55%
where lots have less than 12 metres of frontage.

e "“Conservation Land” (P.1) Zone
The proposed zoning and details is included as Attachment 7.

Proposed Development

The conceptual development plan is shown in Attachment 8. The owners of 745
Stone Road East are proposing to create two (2) new residential lots with access
and frontage along Stone Road. Each of the proposed lots will only have a portion
of developable area due to environmental features. The environmental features are
undevelopable and are proposed to be zoned “Conservation” (P.1).

The owners of 58 Glenholm Drive are proposing to create three (3) new residential
lots with access and frontage along Glenholm Drive. Each of the new lots created
will only have a portion of developable area due to environmental features. The
environmental features are undevelopable and these areas are proposed to be
zoned “Conservation” (P.1) (see attached Conceptual Development Plan).
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Supporting Documents
The following reports and materials have been submitted in support of this
application:

e Planning Justification Report, prepared by Black, Shoemaker, Robinson and
Donaldson Limited, dated April 2016

e Development Concept Plan, prepared by Black, Shoemaker, Robinson and
Donaldson Limited, dated May 30, 2016

e Environmental Impact Study for 745 Stone Road East, prepared by North-South
Environmental Inc., dated April 2016

e Environmental Impact Study for 58 Glenholm Drive, prepared by North-South
Environmental Inc., dated April 2016

e Archaeological Stage 1 and 2 Assessments for 745 Stone Road East, prepared
by Fisher Archaeological Consulting, dated March 26, 2016

e Archaeological Stage 1 and 2 Assessments for 58 Glenholm Drive, prepared by
Fisher Archaeological Consulting, dated March 26, 2016

Staff Review
The review of this application will address the following issues:

e Evaluation of the proposal against the 2014 Provincial Policy Statement and
Places to Grow: Growth Plan for the Greater Golden Horseshoe;

e Evaluate how the application conforms to the applicable Official Plan land use

designations and policies including any related amendments;

Consideration of the Planning Justification Report;

Review of Environmental Impact Studies;

Review of Archaeological Assessments;

Review of the proposed zoning, including the need for any specialized

regulations;

Confirm support for the Community Energy Initiative; and

Address all comments and issues raised during the review of the application.

Once the proposed amendment is reviewed and all issues are addressed, a report
from Infrastructure, Development and Enterprise with a recommendation will be
considered at a future meeting of Council.

CORPORATE STRATEGIC PLAN
Strategic Direction 3.1: Ensure a well-designed, safe, inclusive, appealing and
sustainable City.

FINANCIAL IMPLICATIONS
Financial implications will be reported in the future staff recommendation report to
Council.

COMMUNICATIONS
The “Notice of Complete Application and Public Meeting” was mailed on June 2,
2016 to local boards and agencies, City service areas and property owners with 120
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metres of the subject property. The “Notice of Public Meeting” was advertised in
the Guelph Tribune on June 16, 2016. Notice of the application has also been
provided by signage on the subject lands.

ATTACHMENTS

Attachment 1 - Location Map and 120m Circulation

Attachment 2 - Orthophoto

Attachment 3 - Official Plan Land Use Designations and Policies

Attachment 4 - Official Plan Amendment #54 Land Use Designations and Policies
Attachment 5 - Official Plan Amendment #48 Land Use Designations and Policies
Attachment 6 - Existing Zoning and Details

Attachment 7 - Proposed Zoning and Details

Attachment 8 - Conceptual Development Plan

Report Author Approved By
Lindsay Sulatycki Sylvia Kirkwood
Senior Development Planner Manager of Development Planning
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Todd Salter Scott Stewart, C.E.T.

General Manager Deputy CAO

Planning, Urban Design and Infrastructure, Development and Enterprise
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Attachment 1
Location Map and 120m Circulation
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Attachment 2
Orthophoto
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Attachment 3

Official Plan Land Use Designations and Policies
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Attachment 3 (continued)
Official Plan Land Use Designations and Policies

“Significant Natural Areas and Natural Areas” Land Use Designation

6A.2 Significant Natural Areas

This section outlines specific objectives, criteria for designation and policies for
Significant Natural Areas and their buffers. Specific policies related to Natural
Heritage System management and stewardship are provided in Section 6A.

6A.2.1 General Policies: Significant Natural Areas

1. Development or site alteration shall not be permitted within Significant Natural
Areas including their established or minimum buffers as designated on Schedule
1, except in accordance with the general policies in 6A.1.2 and the Significant
Natural Areas policies in 6A.2.

2. In accordance with the applicable policies in 6A.1.2 and 6A.2, development or
site alteration may be permitted within the adjacent lands to Significant Natural
Areas provided that it has been demonstrated through an EIS or EA that there
will be no negative impacts to the protected natural heritage features and areas
or their associated ecological functions.

7.17 “Special Study Area” Land Use Designation

This designation applies to an area of the City that is experiencing pressure for
significant land use change. A planning study will be completed, with public
consultation involving landowners, government agencies and the general
community to determine a future land use concept for these identified areas. These
areas have a diversity of existing and potential land use activities and a holistic
examination of land use, servicing, transportation and community needs is
required.

Objectives

a) To define an area of the City which, is undergoing significant change and where
the need for a co-coordinated future land use concept is required.

b) To specify an area of the City where the application of the land use policy
framework of this Plan does not provide sufficient clarity regarding future land use.
c) To provide for a planning study mechanism whereby existing land uses are
permitted to continue and expand while planning for the future is undertaken.

d) To plan for future land uses while recognizing the need to minimize impacts on
significant natural heritage features and cultural heritage resources, where
applicable, in this area.
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General Policies

7.17.1 A ‘Special Study Area’ designation applies to lands that are situated within
the general area comprising the Guelph Correctional Centre and Wellington
Detention Facility, the City’s wet/dry waste management complex, the Eramosa
River valley, and lands to the south of Stone Road, (east of Victoria Road).

7.17.1.1 The designated ‘Special Study Area’ is located within an area of the City
where there are a number of future land use uncertainties. The matters creating
uncertainty include:

a) The closing of the Guelph Correctional Centre and the Wellington Detention
Facility in the central area of this designation;

b) Lands within the ‘Special Study Area’ are located within the “Arkell Springs
Water Resource Protection Area” and special land use considerations are required to
protect this major water source for the City;

c) The majority of these lands - lands north of Stone Road - are within a Stage 3
servicing area of this Plan, (see subsection 4.2). This staging area requires the
completion of a secondary plan prior to development occurring in the area;

d) An aggregate operation to the south of Stone Road has ceased operation and a
future land use for this area is required;

e) Significant natural and cultural heritage features exist in the area, and careful
land use planning is required to minimize impacts;

f) A major industrial operation - an abattoir, meat packing and processing plant - is
located centrally to this area and creates potential land use compatibility issues;

g) The City's wet/dry waste management facility and associated Subbor waste
processing operation, which is also centrally located in the area, is undergoing
expansion and requires special consideration to fit into the surrounding area.

7.17.1.2 A planning study completed by the City shall examine future land uses,
servicing, phasing of development, transportation and impact assessment on
natural heritage features and cultural heritage resources. The overall intent is to
derive a holistic land use plan for the area.

1. Existing uses of the area shall be permitted to continue in accordance with the
provisions of the implementing Zoning By-law in effect on December 17, 2001.

2. Changes in land use, lot additions and expansions of existing non-residential
uses may be permitted without amendment to this Plan provided that the
development proposal does not compromise the potential outcomes or original
rationale for undertaking the intended planning study.

7.17.1.3 The completion of the land use concept for this study area will be a
prioritized planning action of the City.

NOTE: The “Special Study Area” policies have been fulfilled by the completion of
OPA 54, however, due to the current OMB appeals to OPA 54, the proposed
“Employment Mixed-use 2" area along Stone Road East is still subject to the
“Special Study Area” land use designation.
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Attachment 4
Official Plan Amendment #54 Land Use Designations and Policies
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Attachment 4
Official Plan Amendment #54 Land Use Designations and Policies

11.2.6.3.6 "Glenholme Estate Residential” Land Use Designation of Guelph
Innovation District Secondary Plan (in full force and effect)

The Glenholme Estate Residential area is designated on Schedule B. This
designation includes lands containing existing low density estate residential uses on
large lots that are currently serviced by private individual on-site water and
wastewater services. Due to the unique characteristics of the area, it is anticipated
that the existing residential uses will continue in their current form during the
Secondary Plan period, with opportunities for minor limited additional estate
residential infill development which is consistent with the character of existing
development. Existing and new development within this land use designation are
subject to the following policies:

1. Notwithstanding any other provision of this Secondary Plan, only the following
uses shall be permitted:

a) Single detached dwelling;
b) Accessory apartment; and
¢) Home occupation.

2. Limited additional low density estate residential infill development may be
permitted on existing lots that are 1.0 ha in size or greater, subject to meeting
the following size criteria, and all other applicable policies of this Secondary Plan:

a) Minimum lot size of 0.4 ha for new and retained residential lots and an
average lot size (of new lots and retained residential lots) of 0.7 ha.

3. New residential lots shall be configured and sized to maintain the character of the
lot fabric of the area including frontage, setbacks, landscaped space and amenity
areas and to ensure flexibility for the proper ongoing operation of private
individual on-site services.

4. Notwithstanding the servicing policies of the Official Plan, new estate residential
development within the Glenholme Estate Residential designation may be
permitted with private individual on-site water and wastewater services as an
interim measure until full municipal services are available.

5. As part of a development application the City may impose such conditions as are
deemed appropriate to protect City and public interest, particularly with respect
to protecting City drinking water supplies. The City may require proponents to
enter into an agreement related to the ongoing operation and maintenance of
interim private services, the requirement for the property owner to connect to
full municipal services when they become available at their own expense, and
other relevant matters.
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6.

Development within the Glenholme Estate Residential designation will be
regulated through a site specific Zoning By-law amendment and shall be subject
to site plan control.

. Notwithstanding the policies of this plan pertaining to woodlands, for the

properties at 745 Stone Road East and 58 Glenholm Drive, where a woodland
has been identified through an EIS, the assessment of the potential to allow
development shall be undertaken in accordance with the policies of Section 6.8,
including any associated definitions, of the 2001 City of Guelph Official Plan, in
effect as of May 12, 2014.

11.2.6.3.4 “"Employment Mixed-use 2” Land Use Designation of Guelph Innovation
District Secondary Plan (under appeal)

1.

2.

Employment Mixed-use 2 areas are designated on Schedule B. These areas will
have a mix of uses including: office, commercial, educational and institutional,
and, to a lesser extent, entertainment uses that will serve to support the role of
the employment area as an important component of the Guelph Agri-Innovation
Cluster.

The following uses may be permitted within the Employment Mixed-use 2
designation subject to the applicable provisions of this Secondary Plan:

a) Research and development facilities;

b) Office and administrative facilities;

¢) Cultural and education uses;

d) Institutional uses;

e) Entertainment and recreational commercial uses;

f) Associated ancillary retail uses that are an integral component of the primary
uses; and

g) Complementary or accessory uses may be permitted. Such uses may include
convenience commercial uses and community facility uses.

. The following uses are not permitted within the Employment Mixed-use 2

designation:

a) Residential;
b) Live/work; and
¢) Logistics and warehousing.

. The areas designated Employment Mixed-use 2 adjacent to Stone Road East

between the Eramosa River and Watson Parkway South will serve as a
transitional area to buffer the residential lands south of Stone Road East fromthe
Major Utility and Industrial designated lands north of Stone Road East. Within the
Employment Mixed-use 2 designation the following shall apply:
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a) Buildings will be oriented towards Stone Road East with sufficient front
setbacks with landscaped open space;

b)Heights that provide sufficient screening of industrial uses from residential
development south of Stone Road East will be established within the
implementing Zoning By-law; and

c)Parking, loading and access will comply with policies established in this
Secondary Plan and the general urban design policies of the Official Plan.

5. Through the Block Plan process and/or the development approvals process,
zoning categories and appropriate regulations will be established to permit and
control uses within the Employment Mixed-use 2 designation.

PAGE 16



STAFF
REPORT

Guiélph

AN

Making a Difference

Attachment 5

Official Plan Amendment #48 Land Use Designations and Policies
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Attachment 5 (continued)
Official Plan Amendment #48 Land Use Designations and Policies

9.9 “"Special Study Areas” Land Use Designation

The Special Study Areas designation applies to the following areas:
¢ lands within the Guelph Innovation District
e Beverley Street (former IMICO site)

Objectives

a) To undertake appropriate studies to determine future land uses within lands
designated Special Study Area.

b) To plan for future development in a comprehensive, cohesive and integrated
manner through the development of detailed secondary plans.

c) To plan and implement urban village concepts in the greenfield area with a mix
of residential, commercial, employment and community services in a compact
urban form which include Main Street streetscapes and attractive private and public
spaces.

d) To ensure that development exhibits the highest standards in environmental and
energy sustainability and urban design.

e) To ensure lands within the greenfield area are planned to achieve a minimum
density target of 50 persons and jobs per hectare by 2031.

f) To ensure the areas are connected to developed areas of the City through all
mobility modes including roads, transit and trails.

9.9.1 Guelph Innovation District Special Study Area

1. The Guelph Innovation District (GID) is located in eastern Guelph and is
generally bounded to the north by York Road, to the east by Watson Parkway,
extends south of Stone Road to the City boundary and west to Victoria Road. The
GID special study area designation is located within the GID Secondary Plan Study
Area as identified on Schedule 2.

2. A Secondary Plan will be completed by the City to plan for future land uses,
servicing, phasing of development, transportation and impact assessment on
natural heritage features and cultural heritage resources. The Secondary Plan will
consider renewable and alternative energy, including the feasibility for district
energy and will consider the potential use of the Guelph Junction Railway for
passenger service and will be subject to the policies in Section 10.2 and all other
relevant policies and provisions of this Plan.

3. Changes in land use, lot additions and expansions of existing non-residential
uses may be permitted without amendment to this Plan provided that the
development proposal does not compromise the potential outcomes or original
rationale for undertaking the intended planning study.

4. The completion of the Guelph Innovation District Secondary Plan is a priority of
the City.
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5. A detailed Stormwater Management and Municipal Servicing Report is required
prior to development in the Guelph Innovation District Secondary Plan area. These
reports will be prepared on the following basis:

i) they will be subject to approval by the City and the Grand River Conservation
Authority; and

ii) the reports will be consistent with and implement the recommendations of the
appropriate subwatershed studies as approved by relevant agencies and adopted by
Council.

6. An EIS and EIR are required as per the policies of this Plan prior to new
development occurring within the Guelph Innovation District Secondary Plan area.
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Attachment 6
Existing Zoning and Details
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Attachment 6 (continued)
Existing Zoning and Details

Urban Reserve (UR) (City of Guelph Zoning By-law (1995)-14864, as amended)

Permitted Uses
The following are permitted Uses within the Urban Reserve (UR) Zone:

Agriculture, Livestock Based

Agriculture, Vegetation Based (mushroom farms shall not be permitted)
Conservation Area

Flood Control Facility

Outdoor Sportsfield Facilities

Recreation Trail

Wildlife Management Area

Accessory Uses in accordance with Section 4.23

Agricultural Zone (A) (Township of Puslinch Zoning By-law 19/85)

Permitted Uses:

An agricultural use

An intensive agricultural use

A single detached dwelling

A home occupation

A retail farm sales outlet accessory to an agricultural use
Existing churches, schools, community halls and nursing homes
A wayside pit

Forestry and woodlots

Open space and conservation areas

A fish and wildlife management area

A public use

Hazard Zone (H) (Township of Puslinch Zoning By-law 19/85)

Permitted Uses:

An agricultural use

Forestry

Fish and wildlife management
A boathouse or boat dock

A public use
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Attachment 7
Proposed Zoning and Details
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Attachment 7 (continued)
Proposed Zoning and Details

745 Stone Road East

“'Specialized Residential Single Detached” (R.1A-?) Zone

Permitted Uses:

Single Detached Dwellings
Accessory apartment; and
Home occupation

Specialized Requlations

Minimum Lot Area of 0.4 hectares including any zoned natural heritage
features located in the P.1 zone, whereas the Zoning By-law requires a
minimum Lot Area of 555 square metres in the R.1A zone.

Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a
minimum Lot Frontage of 18 metres.

No Landscaped Open Space shall be required between the driveway and the
lot line of the newly created lots at the westerly limit of Glenholm Drive,
whereas the Zoning By-law requires a minimum area of 0.5 metres between
the driveway and nearest lot line to be landscaped.

The development of detached residential dwellings shall be permitted with
private individual on-site water and wastewater services as an interim
measure until full municipal services are available, whereas the Zoning By-
law prohibits development within the City that is not on full municipal
services.

Accessory buildings (garages) shall be permitted to exceed 55% of the lot
width, whereas the Zoning By-law permits a maximum garage width of 55%
where lots have less than 12 metres of frontage.

EXCERPT FROM TABLE 5.1.2 - REGULATIONS GOVERNING R.1 ZONES

1 Residential Type Single Detached Dwellings

2 Zone R.1A

3 | Minimum Lot Area 555 m?

4 | Minimum Lot Frontage | 18 metres and in accordance with Section 5.1.2.6.

5 Maximum Building 3 Storeys and in accordance with Section 4.18.
Height

6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24,

5.1.2.3,5.1.2.4 and 5.1.2.7.
6a | Minimum Exterior Side | 4.5 metres and in accordance with Sections 4.6,

Yard

4.24,4.28,5.1.2.3,5.1.2.4 and 5.1.2.7.
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7 | Minimum Side Yard
1 to 2 Storeys 1.5 metres
Over 2 Storeys 2.4 metres and in accordance with Sections 5.1.2.1
and 5.1.2.2.
8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is
less and in accordance with Section 5.1.2.4.
9 | Accessory Buildings or | In accordance with Section 4.5
Structures
10 | Fences In accordance with Section 4.20.
11 | Off-Street Parking In accordance with Section 4.13.
12 | Minimum Landscaped The Front Yard on any Lot, excepting the Driveway
Open Space (Residential) shall be landscaped and no parking shall
be permitted within this Landscaped Open Space.
Despite the definition of Landscaped Open Space, a
minimum area of 0.5 metres between the Driveway
(Residential) and nearest Lot Line must be
maintained as landscaped space in the form of grass,
flowers, trees, shrubbery, natural vegetation and
indigenous species.
13 | Garbage, Refuse and | In accordance with Section 4.9.
Storage
14 | Garages For those Lots located within the boundaries

indicated on Defined Area Map Number 66, attached
Garages shall not project beyond the main front wall
of the Building. Where a roofed porch is provided, the
Garage may be located ahead of the front wall of the
dwelling (enclosing Habitable Floor Space on the first
floor) equal to the projection of the porch to a
maximum of 2 metres.

“Conservation Land” (P.1) Zone

Permitted Uses:

Conservation Area
Flood Control Facility
Recreation Trail

Wildlife Management Area

Regulations
Within a Conservation Land (P.1) Zone, lands are to remain in their natural

condition.
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No construction of Buildings or Structures, removal or placement of fill, or any other
development shall be permitted which could disrupt the ecology or natural features
of a Wetland, and area of scientific and natural interest (ANSI’s) or a significant
woodlot and wildlife area.

Despite the above, Buildings or Structures existing at the time of the passing of this
By-law within the P.1 Zone shall be recognized. However, any expansion,
reconstruction, or extension of any existing Use shall be subject to the
Floodproofing requirements of the Grand River Conservation Authority and shall
require consultation with the Ministry of Natural Resources.

“Specialized Urban Reserve” (UR-?) Zone

Permitted Uses:
e Driveway to access R.1A zoned lots

58 Glenholm Drive

“'Specialized Residential Single Detached” (R.1A-?) Zone

Permitted Uses:
e Single Detached Dwellings
e Accessory apartment; and
¢ Home occupation

Specialized Regulations

e Minimum Lot Area of 0.4 hectares including any zoned natural heritage
features located in the P.1 zone, whereas the Zoning By-law requires a
minimum Lot Area of 555 square metres in the R.1A zone.

e Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a
minimum Lot Frontage of 18 metres.

¢ No Landscaped Open Space shall be required between the driveway and the
lot line of the newly created lots at the westerly limit of Glenholm Drive,
whereas the Zoning By-law requires a minimum area of 0.5 metres between
the driveway and nearest lot line to be landscaped.

e The development of detached residential dwellings shall be permitted with
private individual on-site water and wastewater services as an interim
measure until full municipal services are available, whereas the Zoning By-
law prohibits development within the City that is not on full municipal
services.

e Accessory buildings (garages) shall be permitted to exceed 55% of the lot
width, whereas the Zoning By-law permits a maximum garage width of 55%
where lots have less than 12 metres of frontage.
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“Conservation Land” (P.1) Zone

Permitted Uses:

¢ Conservation Area

e Flood Control Facility

e Recreation Trail

¢ Wildlife Management Area
Regulations

Within a Conservation Land (P.1) Zone, lands are to remain in their natural
condition.

No construction of Buildings or Structures, removal or placement of fill, or any other
development shall be permitted which could disrupt the ecology or natural features
of a Wetland, and area of scientific and natural interest (ANSI’s) or a significant
woodlot and wildlife area.

Despite the above, Buildings or Structures existing at the time of the passing of this
By-law within the P.1 Zone shall be recognized. However, any expansion,
reconstruction, or extension of any existing Use shall be subject to the
Floodproofing requirements of the Grand River Conservation Authority and shall
require consultation with the Ministry of Natural Resources.
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TO City Council
SERVICE AREA Infrastructure, Development and Enterprise
DATE July 11, 2016
SUBJECT Statutory Public Meeting Report
389 Speedvale Avenue West
Proposed Zoning By-law Amendment
(File: ZC1603)
Ward 4

REPORT NUMBER 16-48

EXECUTIVE SUMMARY
PURPOSE OF REPORT
To provide planning information on an application requesting approval of a
Zoning By-law amendment to permit a self-storage facility and truck rental
establishment on the property municipally known as 389 Speedvale Avenue
West. This report has been prepared in conjunction with the Statutory Public
Meeting for this application.

Location: 389 Speedvale Avenue West

KEY FINDINGS
Key findings will be reported in the future Infrastructure, Development and
Enterprise recommendation report to Council.

FINANCIAL IMPLICATIONS
Financial implications will be reported in the future Infrastructure, Development
and Enterprise recommendation report to Council.

ACTION REQUIRED

Council will hear public delegations on the application, ask questions for
clarification and identify planning issues. The report is to be received and no
decisions are to be made at this time.

RECOMMENDATION

1. That Report 16-48 regarding a proposed Zoning By-law amendment application
(File: ZC1603) submitted by DS Lawyers LLP on behalf of U-Haul Co. (Canada)
Limited to permit a self-storage facility and truck rental establishment on the
property municipally known as 389 Speedvale Avenue West and legally
described as Part Lot 7, Plan 599, Part 2, 61R-956, Guelph, City of Guelph.,
from Infrastructure, Development and Enterprise dated July 11, 2016, be
received.
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BACKGROUND

An application to amend the Zoning By-law has been received for the property
municipally known as 389 Speedvale Avenue West from DS Lawyers LLP on behalf
of U-Haul Co. (Canada) Limited. The application is a request to change the zoning
from the current “Specialized Service Commercial” (SC.1-17) Zone to the “Highway
Service Commercial” (SC.2) Zone to permit a self-storage facility and truck rental
establishment.

The application was received on February 8, 2016 and deemed ‘complete’ on May 9,
2016.

Location

The subject property is located at the north-east corner of Royal Road and
Speedvale Avenue West. The subject property is 2.33 hectares (5.77 acres) in size
with frontage along Royal Road and Speedvale Avenue West. The subject property
is developed with three (3) buildings formerly used as a building supply
establishment (see Location Map in Attachment 1).

Surrounding land uses include:

e To the north: lands zoned for industrial uses;

e To the south: Speedvale Avenue West, beyond which are lands zoned for
service commercial uses;
To the east: lands zoned for industrial uses;

e To the west: Royal Road, beyond which are lands zoned for industrial uses.

Existing Official Plan Land Use Designations and Policies

The subject property is designated “Service Commercial” in the Official Plan, which
permits highway-oriented and service commercial uses that do not normally locate
within a downtown because of site area or highway exposure needs and which may
include commercial uses of an intensive nature that can conflict with residential
land uses.

The relevant policies for the “Service Commercial” land use designation are included
in Attachment 3.

Official Plan Amendment 48 Designations and Policies

Official Plan Amendment 48 (OPA 48) (under appeal), a comprehensive update to
the City’s Official Plan, proposes to maintain the subject property’s current “Service
Commercial” land use designation. This designation permits highway-oriented and
service commercial uses. Staff must have regard to the Council adopted policies
and designations of OPA 48 even though it is currently under appeal. The relevant
policies for the "“Service Commercial” land use designation are included in
Attachment 4.
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Existing Zoning
The subject property is currently zoned “Specialized Service Commercial” (SC.1-
17). The existing zoning and details are included as Attachment 5.

REPORT

Description of Proposed Zoning By-law Amendment

The purpose of the proposed Zoning By-law Amendment application is to change the
zoning on the subject property from the “Specialized Service Commercial” (SC.1-17)
Zone to the “Highway Service Commercial” Zone (SC.2) Zone to permit a self-storage
facility and truck rental establishment.

Proposed Development

The applicant’s conceptual site plan is shown in Attachment 7. The applicant is
proposing to use the existing buildings for the self-storage facility and its associated
retail component. Parking for the proposed truck rental establishment will be
located within the existing parking lot. Redevelopment of the property is subject to
site plan control.

Supporting Documents
The following reports and materials have been submitted in support of this
application:

e Planning Justification Report, prepared by DS Lawyers LLP, dated February 4,
2016
e Conceptual Site Plan, prepared by J].L. Richards & Associates Limited

Staff Review
The review of this application will address the following issues:

e Evaluation of the proposal against the 2014 Provincial Policy Statement and
Places to Grow: Growth Plan for the Greater Golden Horseshoe;

¢ Evaluate how the application conforms to the applicable Official Plan land use
designations and policies including any related amendments;
Consideration of the Planning Justification Report;

e Review of the proposed zoning, including the need for any specialized
regulations;

e Review of parking and traffic geometrics;
Confirm support for the Community Energy Initiative; and

e Address all comments and issues raised during the review of the application.

Once the proposed amendment is reviewed and all issues are addressed, a report
from Infrastructure, Development and Enterprise with a recommendation will be
considered at a future meeting of Council.

CORPORATE STRATEGIC PLAN
Strategic Direction 3.1: Ensure a well-designed, safe, inclusive, appealing and
sustainable City.
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FINANCIAL IMPLICATIONS
Financial implications will be reported in the future staff recommendation report to
Council.

COMMUNICATIONS

The “Notice of Complete Application” was mailed on May 13, 2016 to local boards
and agencies, City service areas and property owners with 120 metres of the
subject property. The “Notice of Public Meeting” was mailed on June 17, 2016 to
local boards and agencies, City service areas and property owners within 120
metres of the subject property and was also advertised in the Guelph Tribune on
June 16, 2016. Notice of the application has also been provided by signage on the
property.

ATTACHMENTS

Attachment 1 - Location Map and 120m Circulation

Attachment 2 - Orthophoto

Attachment 3 - Official Plan Land Use Designations and Policies

Attachment 4 - Official Plan Amendment #48 Land Use Designations and Policies
Attachment 5 - Existing Zoning and Details

Attachment 6 - Proposed Zoning and Details

Attachment 7 - Conceptual Site Plan

Report Author Approved By
Lindsay Sulatycki Sylvia Kirkwood
Senior Development Planner Manager of Development Planning

_ J et o T
Apprb’ved By Recommended By
Todd Salter Scott Stewart, C.E.T.
General Manager Deputy CAO
Planning, Urban Design and Infrastructure, Development and Enterprise
Building Services 519.822.1260, ext. 3445
519.822.1260, ext. 2395 scott.stewart@guelph.ca

todd.salter@guelph.ca
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Attachment 1
Location Map and 120m Circulation
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Attachment 2
Orthophoto
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Attachment 3
Official Plan Land Use Designations and Policies
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Attachment 3 (continued)
Official Plan Land Use Designations and Policies

Service Commercial Land Use Designation

7.4.32

7.4.33

7.4.34

7.4.35

7.4.36

7.4.37

The ‘Service Commercial' designation on Schedule 1 is intended to
provide a location for highway-oriented and service commercial uses
that do not normally locate within a downtown because of site area or
highway exposure needs and which may include commercial uses of an
intensive nature that can conflict with residential land uses.

In order to promote continued commercial viability of the City's C.B.D.
(Downtown) and planned mixed use and commercial areas, the City
will limit the range of retail commercial uses that may locate within the
‘Service Commercial’ designation.

Complementary uses may be permitted in the ‘Service Commercial’
designation provided they do not interfere with the overall form,
function and development of the specific area for service commercial
purposes. Complementary activities include uses such as small scale
offices, convenience uses, institutional, multiple-unit residential and
commercial recreation or entertainment uses.

Development proposals within ‘Service Commercial’ designations will
be considered only in instances, where adequate vehicular access, off-
street parking and all municipal services can be provided.

Specific developments within ‘Service Commercial’ designations may
not necessarily be provided direct access to arterial roads. The City
shall encourage, where feasible, the development of integrated centres
between adjacent service commercial uses in terms of internal access
roads, entrances from public streets, common parking areas, grading,
open space and storm water management systems in order to
minimize points of access, municipal infrastructure provision, parking,
and to promote the efficient use of the land base.

The City will require the aesthetic character of site and building design
to be consistent with the City’s urban design objectives and guidelines
and shall incorporate measures into the approval of Zoning By-laws
and site plans used to regulate development within designated ‘Service
Commercial” areas to ensure such consistency.

Where service commercial uses are adjacent to designated
‘Residential’ areas, adequate design mechanisms shall be used to
reduce potential incompatibilities. These desigh mechanisms will be
specified in the implementing Zoning By-law and site plans and may
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7.4.38

7.4.38.1

7.4.38.2

include building location, buffering, screening and landscaping
requirements.

This Plan will promote the retention of service commercial uses within
well-defined areas by:

Discouraging the further establishment of new commercial strips and
the conversion of residential and industrial lands, located outside of
those areas designated for ‘Service Commercial’ use on Schedule 1, to
commercial use; and

Promoting the retention of ‘Service Commercial’ designations along
only one side of arterial roads in the City.
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Attachment 4

Official Plan Amendment #48 Land Use Designations and Policies
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Attachment 4 (continued)
Official Plan Amendment #48 Land Use Designations and Policies

9.4.5 Service Commercial
Objectives

a) To ensure an adequate supply of service commercial uses throughout the City at
appropriate locations.

b) To concentrate highway-oriented and service commercial uses within well-
defined designated areas, generally along arterial roads.

c) To discourage the creation of new strip service commercial development.

d) To promote a high standard of building and landscape design for service
commercial uses and to ensure that pedestrian and vehicular circulation do no
conflict.

Policies

1. The 'Service Commercial’ designation on Schedule 2 of this Plan is intended to
provide a location for highway-oriented and service commercial uses that do not
normally locate within Downtown because of site area or highway exposure
needs and which may include commercial uses of an intensive nature that can
conflict with residential land uses.

2. To promote continued commercial viability of Downtown and planned Mixed-use
and Commercial areas, the City will limit the range of retail commercial uses that
may locate within the Service Commercial designation.

3. Development proposals within Service Commercial designations will be
considered only in instances, where adequate vehicular access, off-street parking
and all municipal services can be provided.

4. In some circumstances development may not necessarily be provided with direct
access to arterial roads. The City shall encourage integration between adjacent
service commercial uses in terms of entrances to public streets, internal access
roads, common parking areas, grading, open space, stormwater management
systems and municipal infrastructure provision where feasible.

5. The City will require the aesthetic character of site and building design to
conform to the Urban Design policies of this Plan and applicable guidelines and
will incorporate measures into the approval of Zoning By-laws and Site Plans to
ensure conformity.
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6. This Plan will promote the retention of service commercial uses within the well-
defined areas as identified on Schedule 2 by:

i) discouraging the further establishment of new commercial strips and the
conversion of lands, located outside of those areas designated Service
Commercial on Schedule 2 to commercial use; and

ii) promoting the retention of Service Commercial designations along only one
side of arterial roads in the City.

7. Where service commercial uses are adjacent to designated residential areas,
design mechanisms, including those outlined in the Urban Design policies of this
Plan shall be applied to reduce potential incompatibilities. These design
mechanisms may be specified in the implementing Zoning By-law and Site Plans
and may include building location, buffering, screening and landscaping
requirements.

Permitted Uses

8. The following uses may be permitted within the Service Commercial designation
subject to the applicable provisions of this Plan:

i) service commercial uses;
ii) complementary uses such as small-scale offices, convenience uses,
institutional and commercial recreation or entertainment uses.

9. Complementary uses may be permitted provided they do not interfere with the
overall form, function and development of the specific area for service
commercial purposes.
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Attachment 5

Existing Zoning and Details
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Attachment 5 (continued)
Existing Zoning and Details

Existing — “"Specialized Service Commercial” (SC.1-17) Zone

SC.1-17
389 Speedvale Ave. W.
As shown on Defined Area Map Number 8 of Schedule “A” of this By-law.

Permitted Uses

e Building Supply

e Accessory Uses in accordance with Section 4.23
e Occasional Uses in accordance with Section 4.21

Regulations

Outdoor Storage
The outdoor storage of goods and materials associated with a Building Supply
activity that shall be permitted in a Side Yard or Rear Yard provided that:

a) Outdoor Storage Areas shall be fenced;

b) Landscaping, consisting of trees, shrubbery and/or berms is located between
the Outdoor Storage Area and any point(s) where the Outdoor Storage
Area would be visible from a public Street;

C) Outdoor Storage Areas shall be in addition to and separate from any
required Parking Spaces;

d) Outdoor Storage Areas shall be Used only for the storage of goods or
products assembled or sold on-site or equipment Used in operation on, or
from, the site.

Off-Street Parking

Despite Section 4.13.4, the following regulations shall apply:
a) Retail Component: 5.5 Parking Spaces per 92.9 m2 of Gross Floor Area.
b) Warehouse Component: 1 Parking Space per 36 m2 of Gross Floor Area.

Parking Space Size
Despite Section 4.13.3.2, every off-Street Parking Space shall have dimensions
of not less than 2.74 metres by 6.0 metres.

Accessory Building Height
Despite Section 4.5.2, no accessory Building or Structure shall exceed 6.8 metres
in height.
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Fences
Despite Section 4.20, the following regulations shall apply to screen, boundary or
security fences:

a) Screen, boundary or security fences shall be permitted in any Yard.

b) Screen, boundary or security fences shall not exceed a maximum height of 2.44
metres.
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Attachment 6
Proposed Zoning and Details
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Attachment 6 (continued)
Proposed Zoning and Details

Proposed - “"Highway Service Commercial” (SC.2) Zone

PERMITTED USES
The following are permitted Uses within the Service Commercial - SC.1 and SC.2
Zones:

Service Commercial — SC.1 Zone:
e Auto-oriented Department Store
Car wash, Automatic
Car wash, Manual
Catalogue Sales Outlet
Club
Commercial School
Commercial Entertainment
Day Care Centre in accordance with Section 4.26
Financial Establishment
Funeral Home
Group Home in accordance with Section 4.25
Hardware Store
Hotel
Liquor Store
Medical Clinic
Office Supply
Parking Facility
Print Shop
Public Hall
Recreation Centre
Religious Establishment
Research Establishment
Restaurant
Restaurant (take-out)
Retail sales, service and rental of:
electrical/lighting supplies
electronic and audio-visual equipment
furniture and appliances
Tavern
Tourist Home
Vehicle Specialty Repair Shop
Vehicle Service Station
Vehicle Gas Bar
Veterinary Service

PAGE 17



STAFF Guélph
REPORT =

Making a Difference

Within a Mall:
All Uses listed above and the following:

Artisan Studio

Bake Shop

Cleaning Establishment
Convenience Store

Dry Cleaning Outlet

Florist

Laundry

Medical Office

Office

Personal Service Establishment
Pharmacy

Photofinishing Place

Postal Service

Rental Outlet

Repair Service

Taxi Establishment

Vehicle Parts Establishment
Video Rental Outlet

Highway Service Commercial — SC.2 Zone

Any Use permitted in the SC.1 Zone subject to the regulations of the SC.2
Zone plus the following additional Uses:
Amusement Park

Auction Centre

Building Supply

Catering Service

Contractor's Yard

Courier Service

Garden Centre

Kennels

Monument Sales

Retail sales, service and rental of: Recreational Vehicles, construction and
farm equipment

Small Motor Equipment Sales

Storage Facility

Taxi Establishment

Tradesperson’s Shop

Transportation Depot

Trucking Operation

Vehicle Body Shop

Vehicle Establishment

Vehicle Sales Establishment

Accessory Uses in accordance with Section 4.23
Occasional Uses in accordance with Section 4.21
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TABLE 6.4.2 - REGULATIONS GOVERNING SERVICE COMMERCIAL (SC) ZONES

Row Commercial Type Service Highway
1 Commercial Service Commercial
2 Zones SC.1 SC.2
3 Minimum Lot Frontage 30 metres
4 Minimum Front and 6 metres and in accordance with Section 4.24.
Exterior Side Yard
5 Minimum Side Yard 3 metres except where adjacent to any residential Zones in which
case the minimum Side Yard shall be no less than 6 metres or one
half the Building Height, whichever is greater.
6 Minimum Rear Yard One-half the Building Height but not less than 6 metres.
7 Maximum Building Height | 3 Storeys and in accordance 5 Storeys and in accordance with
with Sections 4.16 and 4.18. Sections 4.16 and 4.18.
8 Buffer Strips Where a SC Zone abuts any Residential, Institutional, Park, Wetland,
or Urban Reserve Zone, a buffer strip shall be developed.
9 Off-Street Parking In accordance with Section 4.13.
10 Off-Street Loading In accordance with Section 4.14.
11 Minimum Landscaped 10% of the Lot Area.
Open Space
12 Outdoor Storage In accordance with Section 4.12.
13 Fences In accordance with Section 4.20.
14 Accessory Buildings or In accordance with Section 4.5.
Structures
15 Enclosed Operations In accordance with Section 4.22.
16 Garbage, Refuse Storage In accordance with Section 4.9.
and Composters
17 Planting Area A landscaped strip of land, 3 metres in width shall be maintained

adjacent to the Street Line, except for those areas required for entry
ramps.
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CONSENT AGENDA

Monday, July 11, 2016

His Worship the Mayor
and
Members of Guelph City Council.

SUMMARY OF REPORTS:

The following resolutions have been prepared to facilitate Council’s consideration of the
various matters and are suggested for consideration. If Council wishes to address a specific
report in isolation of the Consent Agenda, please identify the item. The item will be
extracted and dealt with immediately. The balance of the Consent Agenda will be approved in

one resolution.

A REPORTS FROM ADMINISTRATIVE STAFF

REPORT

DIRECTION

CON-2016.35 Affordable Housing Strategy: Recommended
Strategic Actions

1. That Report 16-55 from Infrastructure, Development and
Enterprise (IDE) regarding the Affordable Housing Strategy:
Recommended Strategic Actions Report dated July 11, 2016 be
received.

2. That Council endorses the use of the Recommended Strategic
Actions Report set-out in IDE Report 16-55 for continued
community engagement in the preparation of the final Affordable
Housing Strategy.

CON-2016.36 Mixed-Use Nodes Urban Design Concept Plans:
Gordon/Clair Community Mixed Used Node and
Woodlawn/Woolwich Community Mixed Use Node
and Woolwich Intensification Corridor

1. That Report 16-54 from Infrastructure, Development and
Enterprise titled Mixed-Use Nodes Urban Design Concept Plans:
Gordon/Clair Community Mixed Used Node and Woodlawn/
Woolwich Community Mixed Use Node and Woolwich Intensification
Corridor dated July 11, 2016 be received.

Approve

Approve



That Council endorse the Urban Design Concept Plans, Principles
and lllustrative Diagrams for the Gordon/Clair Community Mixed
Used Node and Woodlawn/Woolwich Community Mixed Use Node
and Woolwich Intensification Corridor, included as Attachments 1
and 2 to report 16-54.

That staff be directed to use the Urban Design Concept Plans,
Principles and lllustrative Diagrams to guide the review of future
development applications within these nodes and corridor.

CON-2016.37 Bristol Street Reconstruction Phase 1

1.

(Edinburgh Road to East of Holliday Street)

That the tender from J.G. Goetz Construction Limited be accepted
and that the Mayor and Clerk be authorized to sign the agreement
for Contract No. 2-1614 for Bristol Street Phase | with actual

payment to be made in accordance with the terms of the contract.

CON-2016.38 1229 Victoria Road South Proposed Official Plan

1.

2.

Amendment and Zoning By-law Amendment
(File: OP1501/2C1507) - Ward 6

That the application submitted by Reid’s Heritage Homes Ltd. (on
behalf of Westminister Woods Ltd.) for approval of an Official Plan
Amendment to change the land use designation on the western
portion of the lands from “General Residential” to “Neighbourhood
Commercial Centre (4650 m?®)” to permit the development of a
neighbourhood commercial plaza with approximately 752.7 square
metres (8,102 square feet) of gross floor area in two (2) separate
buildings on the property municipally known as 1229 Victoria Road
South, legally described as Part of Lot 10, Concession 8,
Geographic Township of Puslinch, City of Guelph be approved in
accordance with the conditions and zoning regulations contained in
Attachment 4 of Infrastructure, Development and Enterprise Report
16-36 dated July 11, 2016.

That the application submitted by Reid’s Heritage Homes Ltd. (on
behalf of Westminister Woods Ltd.) for approval of a Zoning By-law
Amendment to change the zoning from the “Agricultural” (A) Zone
under the former Township of Puslinch Zoning By-law No. 19/85 to
the specialized “General Apartment Zone” (R.4A-51(H)) with a
holding symbol on the eastern portion of the lands to permit a four
(4) storey, 101-unit apartment building and to the “Neighbourhood
Commercial” (NC(H)) Zone with a holding symbol on the western
portion of the lands to permit a neighbourhood commercial plaza
with approximately 752.7 square metres (8,102 square feet) of
gross floor area in two (2) separate buildings at the property
municipally known as 1229 Victoria Road South, legally described

Approve

Approve



as Part of Lot 10, Concession 8, Geographic Township of Puslinch,
City of Guelph be approved in accordance with the conditions and
zoning regulations contained in Attachment 4 of Infrastructure,
Development and Enterprise Report 16-36 dated July 11, 2016.

CON-2016.39 Proposed Demolition of Church Manse at 47 Arkell
Road, Ward 6

1. That Report 16-41 regarding the proposed demolition of one (1) single
detached dwelling at 47 Arkell Road, legally described as Part Lot 7,
Concession 8, Part 2 RP 61R11921; City of Guelph, from
Infrastructure, Development and Enterprise dated July 11, 2016, is
received.

2. That the proposed demolition of one (1) detached dwelling at 47 Arkell
Road be approved.

3. That the applicant erect protective fencing at one (1) metre from the
dripline of any existing trees to be retained on the property, or on
adjacent properties, which may be impacted by demolition.

4. That the applicant contact the City for inspection of the tree protection
fence prior to demolition.

5. That the applicant be requested to contact the Plant Manager of Solid
Waste Resources, within Infrastructure, Development and Enterprise
regarding options for the salvage or recycling of all demolition
materials.

Attach.

Approve
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Affordable Housing Strategy:
Recommended Strategic Actions

Council Planning — July 11, 2016

Background

» City’s Official Plan Update (OPA 48)
* Full range of housing, including affordable housing

» Affordable Housing Target:

* 30% of new residential development city-
wide per year

» Separate target for accessory apartments of
90 units per year

« Complement Ten-Year Housing and
Homelessness Plan 2




Affordable Housing Strategy Reports

* Background Report
- Scope is affordable ownership and rental
market housing

» State of Housing Report
- Targets and benchmarks, housing issues

* Draft Directions Report
- Tools and potential responses

2015 (2013) Ownership Rental

Market Based ~ $327,000 ($295,000) $1,003 ($944)
Income Based ~ $339,329 ($316,000) $1,194 ($1,153)

27/06/2016



Problem Statement & Issues

The range of housing options available in Guelph is not fully
meeting the affordability needs of low and moderate income
households.

1. There are not enough small units to rent or buy to meet the
affordability needs of all smaller households.

2. A lack of available primary rental supply makes it difficult for
people to find affordable rental housing.

3. The secondary rental market provides choice of affordable dwelling
types but the supply is not as secure as the primary rental market.

Recommended Strategic Actions

1.Address the problem statement and
issues

2.Derived from the 24 draft directions
e« community consultation

e staff assessment

27/06/2016



—Guelph

Strategic Action Areas

Targets and benchmarks

Planning regulations and processes

Financial incentives

Development charges

Partnerships

Implementation and Monitoring

—Guielph

Targets and Benchmarks

* Maintain 30% target: 27% ownership and
3% rental

* Monitor and review target at Official Plan
review

* Measure rental as five year annual average

* Explore and monitor purpose built secondary
rental for potential inclusion

27/06/2016
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Planning Regulations and Processes

» Maintain accessory apt. size limits

» Consider zoning by-law changes: parking;
accessory apts. in townhouses; prezone medium
and high density sites

» Continue monitoring inclusionary zoning
» Affordable housing lens on development standards

* Guidelines for affordable housing report and
Section 37 height and density bonusing

—Guielph

Financial Incentives

* Develop Community Improvement Plan to
incent private sector

* Provide variety of financial incentives

* Informed through additional research on
cost of development and “tipping point”
for affordability

10
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Development Charges

» Consider exemptions or reduced
development charges at next
Development Charges By-law review in
2019

» Consider offsetting charges through
financial incentives

11

—Guielph

Partnerships

* Leverage opportunities with County and
housing providers

« Participate in County incentive toolkit
and coordinate communication materials

 Where appropriate assist with increasing
affordable housing units on existing
County and housing provider sites

12
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Implementation and Monitoring

* 30% implemented city-wide through development
application process

* Monitor indicators including number of bedrooms
per unit in apts. and stacked townhouses

* Monitor accessory apts. by number of bedrooms

» Explore secondary rental: identify purpose built
through development process; survey accessory
apartments on five year cycle; advocate for CMHC
data collection 13

Gue!ph

Directions not Recommended

» Establish and fund a housing
development corporation

Use of municipal lands and land banking

Social financing

Innovative housing research document

Demonstration project

14
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—Guelph

Summary

Overall Approach
» Clear purpose, scope and needs
» Data driven: review of tools; municipal practices
« Community engagement
Recommended Actions
» Respectful of roles and responsibilities
« Connect with other relevant corporate projects

. . 15
* Build on current practices

—Guielph

Next Steps

* Public Release of Recommended
Strategic Actions requesting comments
by Wednesday August 3, 2016

» Key Stakeholder Consultation
* Final Affordable Housing Strategy to
Council Q4 2016

16
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Report Recommendations

* Report be received

* Endorse the use of the Report for
continued community engagement in
the preparation of the final Affordable
Housing Strategy

17
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3.3.1Target and Benchmarks

Recommended Actions
1. That the affordable housing target be maintained at 30%; 27% ownership
and 3% rental.

2. That the City monitor the creation of new affordable market housing on an
annual basis and review the affordable rental housing target during the next
Official Plan review based on factors such as vacancy rate, success of the
actions recommended in this Strategy and performance of the market sector
in delivering affordable housing.

3. That the rental housing target be measured as a five year annual average
and that purpose built secondary rental housing units, excluding accessory
apartments, be included where known.

4. That City staff explore the potential to identify and monitor purpose built
secondary rental housing units annually for inclusion in measuring the
affordable rental target.

Rationale

The City’s Official Plan Update (OPA 48), 2012 sets a city-wide target of 30% of all
new residential development being affordable and commits the City to reviewing
the target as part of the Five Year Official Plan review. The target is broken down
into an annual target of 27% ownership housing and 3% rental housing, which
equates to approximately 304 ownership and 34 rental units based on current
population forecasts to 2031, representing the average annual number of units
from the 2014 Development Charges Background Study.

The following provides the rationale of each of the recommended actions regarding
targets and benchmarks.

1. That the affordable housing target be maintained at 30%; 27%
ownership and 3% rental.

Maintaining separate ownership and rental housing targets recognizes the
importance of the development of new affordable rental housing and the need to
find ways of assisting the private market in delivering affordable rental housing. If
the performance of the housing market was assessed against a singular 30%
target, between 2009-2013, no issues would be raised since the target would likely
be met, almost entirely by ownership housing. In addition, ownership housing,
including condominiums, has become more accessible to households over the years
which can be seen by the ownership/rental household split moving from a 60/40
split in the 1990s to a 70/30 split according to 2011 Census data. The consistent
ability of the City’s new ownership housing supply to meet the affordable ownership
target also displays the affordability of certain types of ownership housing, e.g.
apartment and townhouse units.
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An affordable rental housing target is needed to provide guidance to the level of
assistance required and other tools to grow our rental housing stock.

2. That the City monitor and review the affordable rental housing target
during the next Official Plan review based on factors such as vacancy
rate, success of other actions such as financial incentives, and
performance of the market sector in delivering affordable housing.

Considering modifying the rental target at the next Official Plan review recognizes
the affordability challenges renter households face, especially given that 26% of
renter households are in core housing need in comparison to 5% of ownership
households.

An affordable housing rental target that is aspirational and can guide other City
affordable housing responses is essential. In particular the affordability challenge of
renter households needs to be recognized. Historically, the housing market’s efforts
have been on ownership housing when the greater challenges reside with the state
of the City’s rental stock. An initial new target could be based on applying the
70/30 ownership/rental household split to the overall 30% target which would yield
an affordable rental housing target of 9% primary rental (21% affordable
ownership).

Monitoring the vacancy rate and creation of new rental stock through the success of
other recommended strategic directions such as financial incentives will help
determine the need to modify the affordable rental target at the next Official Plan
review.

3. That the rental housing target be measured as a five year annual
average and that purpose built secondary rental housing units,
excluding accessory apartments, be included where known.

Measuring the affordable rental housing target as a five year average would
recognize the challenge of rental housing not being constructed every year.

A rental housing project is generally delivered as part of a larger development
resulting in irregular levels of high and low annual unit yields.

A single development could be providing more than a year’s supply of affordable
rental housing (i.e. 34 rental units). Using a longer timeframe yields a more
accurate measure. In comparison an annual measure of ownership housing is
reasonable given the steady supply of annual units created. If an annual five year
average was taken, between 2009-2013, 2% of all new primary rental housing
units would be deemed affordable which still is short of the 3% affordable housing
rental target (80 affordable rental units/3,955 new housing units). This result
shows that a minority of new primary rental housing is actually affordable (37%, 80
affordable rental units/217 rental units). In fact the only affordable rental housing
produced benefited from financial assistance programs.
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