THE CORPORATION OF THE CITY OF GUELPH

By-law Number (2020) - 20473

A by-law to amend the Official Plan
for the City of Guelph to implement
the Commercial Policy Review
Preferred Framework (2018) policy
and land use designation
recommendations.

WHEREAS the Official Plan of the City of Guelph was adopted November
1, 1994 and approved December 20, 1995 pursuant to s. 17 of the Planning
Act, R.S.0. 1990, c. P13, as amended;

AND WHEREAS Section 21 of the Planning Act, R.S.0. 1990, c. P13, as
amended, provides that a municipality may, by by-law, amend an Official Plan;

AND WHEREAS after giving of the required notice, a Public Meeting
was held on September 9, 2019 pursuant to s. 17(15)(d) of the Planning Act,
R.S.0. 1990, c. P13, as amended;

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

1. Amendment Number 69 to the Official Plan for the City of Guelph, as
amended, consisting of the text and mapping attached to and forming
part of this By-law is hereby adopted.

2. 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 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 Local Planning Appeal Tribunal.

PASSED this TWENTY-SEVENTH day of JANUARY 2020.

CAM GUTHRIE - MAYOR

STEPHEN O’BRIEN - CITY CLERK



EXPLANATION OF PURPOSE AND EFFECT AND
KEY MAP FOR BY-LAW NUMBER (2020)-20473

1. By-law Number (2020)-20473 has the following purpose and effect:

The purpose of By-law (2020)-20473 is to update the commercial policy
framework in the Official Plan to implement the recommendations of the Council
approved Commercial Policy Review: Preferred Framework.

The proposed Official Plan Amendment, to be known as Official Plan Amendment
No. 69, amends the following in Chapter 9, Section 9.4:

e Changes references to “retail gross floor area” to “commercial gross floor
area”;

e Changes the name of the land use designation "Community Mixed-use
Centre” to "Commercial Mixed-use Centre”;

¢ Increases the maximum gross floor area of commercial space for three
Commercial Mixed-use Centres (Gordon/Clair, Woodlawn/Woolwich and
Paisley/Imperial);

e Provides a minimum gross floor area of 6,500 square metres of
commercial space for the Commercial Mixed-use Centres;

e Increases the maximum commercial gross floor area for Neighbourhood
Commercial Centres to 6,500 square metres;

e Provides policies to protect against the loss of commercial floor space
through the introduction of Commercial Function Study policies, the
introduction of floor space index benchmarks and policy that protects
existing commercial space from being reduced by 25% or more; and

e Provides a residential density policy for the Neighbourhood Commercial
Centres.

OPA 69 modifies Schedule 2 by changing the land use designations of the
following properties:

e 721,727,731, 735, 737 and 739 Woolwich Street: land use designation
proposed to be changed from Service Commercial to Mixed-use Corridor;

e 200 Victoria Road South: land use designation proposed to be changed
from Neighbourhood Commercial Centre to Commercial Mixed-use Centre;

e 523 York Road and 494-500 York Road: land use designation proposed to
be changed from Service Commercial to Commercial Mixed-use Centre;

e 540 York Road: land use designation proposed to be changed from
Service Commercial and Industrial to Commercial Mixed-use Centre;

e 895-919 York Road and 57 Watson Parkway North: land use designation
proposed to be changed from Service Commercial to Commercial Mixed-
use Centre.

OPA 69, as proposed, was considered by Guelph City Council at a Public Meeting
held on September 9, 2019 and was approved by Guelph City Council on January
27, 2020.

Further information may be obtained by contacting or visiting Planning and
Building Services, 519-837-5616, extension 2361, City Hall, Guelph, Ontario.

Persons desiring to officially support or object to this Official Plan Amendment
must file their support or objection with the City Clerk, City Hall, Guelph, as
outlined on the page entitled "Notice of Passing". Any comments or objections
which you may have previously submitted are considered to have been unofficial
and for the City’s guidance only.

Key maps showing the location of the lands to which By-law (2020) - 20473
applies:



KEY MAPS

WOODLAWN RD W i WOODLAWN RD E
| | }\_

|

\ J

o Em oE . ‘

¢¢'--v"‘ _..."~~ ‘\

7’ . | |

y & Subject s |

4 5 Properties

! S
-
o
o
=

MARILYN DR

“-------..

>< LOCATION MAP & 120m CIRCULATION —~Sal
721, 727, 731, 735, 737 & 739 Woolwich Street




i PN

SIMCOE ST

WELLS ST
INDUSTRIAL ST

]
]
. 1
1T 1
(IR R
——U—l— I S
- I — Subject \‘
W= 2 Properties \‘
=3 L/«
— & — p
——HE—R 200
o — 1o
= iy
L — e
L —
a——_ __JN
_rF.LO‘RENCE- —
L [N
L 1= 1 &
T R
I -

= - B e————————

- .
o 120 m Circulation Buffer

» \\ : k\\—h—— —_ e /7--‘/‘_—‘_\——/_’-/—__/_\_" \._;\ B . .
\kk_'“\\_‘\ %Erﬁa;;s#ar River _)__,__;f‘“’/—fih__”‘k-/ {—%\\\\._ |
[ T~
o LOCATION MAP & 120m CIRCULATION Gu"élph
>< 494-500, 523 & 540 York Road /\\;{_

N.T.S. & 200 Victoria Road S




=z
\’\—-L__V —_----------E‘L~

= A Y
A Y
T 1
¥ 1
P YORK RD |
i
i
|
895-919 I
i
i
|
Subject i i
Properties > N i
g i
i |
g i
= i
|
i
|
|
|
TAGG:ART ST
[
e
1| ’
| 4
—
~ \ Xr'
~~--------’\".--.'
\‘\ \.\—
Voo
\ \
\\\ | kY
N\
1 -
>< LOCATION MAP & 120m CIRCULATION /@@Eﬁ/@_
Nst 895-919 York Road & 57 Watson Parkway South




AMENDMENT NO. 69

TO THE

OFFICIAL PLAN

FOR THE CITY OF GUELPH



Part A — The Preamble

Title and Components

This document is entitled ‘*Commercial Policy Review Amendment’ and will be
referred to as Amendment 69. Part A - The Preamble provides an explanation of
the amendment including the purpose, background, location basis of the
amendment, summary of changes to the Official Plan and public participation. It
does not form part of the amendment.

Part B - The Amendment forms Amendment 69 to the Official Plan for the City of
Guelph and contains a comprehensive expression of the new, deleted and amended
policies and schedule.

Purpose

The purpose of OPA 69 is to update the commercial policy framework in the Official
Plan to implement the recommendations of the Council approved Commercial Policy
Review: Preferred Framework to:

e Address the evolution of commercial development into mixed-use areas while
protecting commercial space for the long term;

e Designate sufficient land for commercial purposes to address the land
shortage to 2041;

e Protect existing commercial land supply through the introduction of minimum
commercial floor space; commercial function study requirements; and
residential density policies;

e Provide clarity on the floor space measure by changing it from retail to
commercial; and

e Allow for intensification of existing Commercial Mixed-use Centres by
increasing the maximum commercial floor space permitted.

Background
The commercial policy review was initiated to:

e update the commercial policies to reflect recent changes in the retail market;

e ensure the amount, location and type of commercial land designated in
Guelph matches the projected growth needs for 2031 and provides the basis
to meet the needs for 2041; and

e address the role, type and amount of commercial space in the Downtown,
community mixed-use nodes (e.g. Starwood Drive/Watson Parkway),
intensification corridors (e.g. York Road) and service commercial
designations (e.g. fast-food, repair and service shops, auto sales, building
supply, etc.).

The Commercial Policy Review began in November 2016 with the project Terms of
Reference being approved by Council.

Stage 1 involved the completion and release of the Commercial Market Analysis and
Background Report on November 24, 2017 (Report IDE-2017- 130).

Stage 2 involved the release of draft policy alternatives on May 14, 2018 as part of
Council Report IDE-2018-57. The report was received by Council and was used to
guide public discussion and evaluation of alternatives in order to develop a
preferred commercial policy framework. The public consultation included a key
stakeholder workshop, public workshop and on-line survey, and a presentation at



the Downtown Advisory Committee during April 2018. On July 9, 2018 the
preferred framework presented in Council Report IDE-2018-94 was approved by
Council and staff were directed to initiate amendments to the Official Plan and
Zoning By-law to implement the Council approved Commercial Policy Review:
Preferred Framework.

The Commercial Policy Review: Preferred Framework Implementation Discussion
Paper was released on April 5, 2019 to facilitate engagement on the proposed
options for amendments to the City’s Official Plan. The Discussion Paper
summarized current Official Plan and Zoning By-law policies and regulations,
presented and analyzed options for implementing the Preferred Framework
recommendation and presented staff preliminary recommendations.

Location

Official Plan Amendment 69 policy modifications apply to all lands designated within
commercial categories in the city of Guelph. The proposed land use designation
changes apply to the following properties: 721, 727, 731, 735, 737 and 739
Woolwich Street; 200 Victoria Road South; 523 York Road; 494-500 York Road;
540 York Road; 895-919 York Road and 57 Watson Parkway North.

Basis of the Amendment

Official Plan Amendment 69 implements the Council approved Preferred Framework
for the Commercial Policy Review.

Summary of Changes to the Official Plan

The following is a summary of OPA 69:
OPA 69 includes the following policy amendments to Chapter 9, Section 9.4:

e Changes references to “retail gross floor area” to “commercial gross floor
area”;

e Changes the name of the land use designation "Community Mixed-use
Centre” to "Commercial Mixed-use Centre”;

e Increases the maximum gross floor area of commercial space for three
Commercial Mixed-use Centres (Gordon/Clair, Woodlawn/Woolwich and
Paisley/Imperial);

e Provides a minimum gross floor area of 6,500 square metres of commercial
space for the Commercial Mixed-use Centres;

¢ Increases the maximum commercial gross floor area for Neighbourhood
Commercial Centres to 6,500 square metres;

e Provides policies to protect against the loss of commercial floor space
through the introduction of Commercial Function Study policies, the
introduction of floor space index benchmarks and policy that protects existing
commercial space from being reduced by 25% or more; and

e Provides a residential density policy for the Neighbourhood Commercial
Centres.

OPA 69 modifies Schedule 2 by changing the land use designations of the following
properties:

e 721,727,731, 735, 737 and 739 Woolwich Street: land use designation
proposed to be changed from Service Commercial to Mixed-use Corridor;

e 200 Victoria Road South: land use designation proposed to be changed from
Neighbourhood Commercial Centre to Commercial Mixed-use Centre;

e 523 York Road and 494-500 York Road: land use designation proposed to be
changed from Service Commercial to Commercial Mixed-use Centre;



e 540 York Road: land use designation proposed to be changed from Service
Commercial and Industrial to Commercial Mixed-use Centre;

e 895-919 York Road and 57 Watson Parkway North: land use designation
proposed to be changed from Service Commercial to Commercial Mixed-use
Centre.

The legend for Schedule 2 is also updated by changing the name of the land use
designation Community Mixed-use Centre to Commercial Mixed-use Centre.

Public Participation

Community engagement was undertaken throughout the Commercial Policy Review
to receive feedback on the vision, principles, draft policy alternatives, preferred
framework and the options for Official Plan amendments. The Statutory Public
Meeting for Official Plan Amendment #69 was held on September 9, 2019. Council
heard from 3 delegates and received 5 written comments.

Part B - The Amendment

Format of the Amendment

This section of Amendment #69 for the Commercial Policy Review sets out
additions and changes to the text and mapping in the Official Plan. Sections of the
Official Plan that are proposed to be added or changed are referred to as "ITEMS" in
the following description. Text that is proposed to be amended is illustrated by
various font types (e.g. struck-out is to be deleted and bold text is to be added).
Unchanged text represents existing Official Plan policy that is being carried forward
that has been included for context and does not constitute part of Amendment #69.
New sections that are proposed to be added to the Official Plan are shown in
standard font type with titles appearing in bold. Italicized font indicates defined
terms or the name of a provincial act or title of a document.

Implementation and Interpretation

The implementation of this amendment shall be in accordance with the provisions
of the Planning Act. The further implementation and associated interpretation of
this amendment shall be in accordance with the relevant text and mapping
schedules of the existing Official Plan of the City of Guelph and applicable
legislation.

Amendment #69 should be read in conjunction with the current Official Plan (2018
Consolidation) which is available on the City’s website at guelph.ca, or at the
Planning Services office located at 1 Carden Street on the 3rd Floor.

Details of the Proposed Amendment

ITEM 1: The purpose of 'ITEM 1’ is to change the reference to Community
Mixed-use Centre in the preamble to Section 9.4 to Commercial Mixed-
use Centre to reflect the change to the designation name.

The preamble to section 9.4 of the Official Plan is hereby amended as follows to
replace the term "Community Mixed-use Centres” with the term “Commercial
Mixed-use Centres”.

9.4 Commercial and Mixed-use Designations

The Commercial and Mixed-use designations are intended to provide a range
of uses to meet the needs of daily living. The commercial policies of this Plan
are supportive of the dispersal of commercial uses throughout the city while

3



discouraging the creation of strip development. Commercial centres are
intended to be transit-supportive developments linked to surrounding
neighbourhoods by sidewalks and trails. The Cemmunity Commercial Mixed-
use Centres and Mixed-use Corridors are intended to develop over time into
distinct areas with centralized public spaces that provide a range of uses
including, retail and office uses, live/work opportunities and medium to high
density residential uses.

ITEM 2:

The purpose of ‘Item 2’ is to amend Section 9.4.1 to update the
designation name for Commercial Mixed-use Centres, to renumber
policy references, and to change the references to “retail” space to
“commercial” space.

Section 9.4.1 is hereby amended as follows:

9.4.1 Market Impact Studies

1.

i)

Subject to the policies of Section 1.3, proposals to establish new
commercial or mixed-use areas or to expand the areas identified on
Schedule 2 shall require an amendment to this Plan.

Market Impact Studies shall be required to assess the impact on the
City’'s commercial policy structure when proposals are made to:

establish or expand a Cemmunity Commercial Mixed-use Centre or
Mixed-use Corridor beyond the designation limit boundaries on
Schedule 2;

to exceed the retait commercial gross floor area limitations within a
Community Commercial Mixed-use Centre established in policy
9.4.23.14 or the number of large retail uses in policy 9.4.23.13; and

to extend or enlarge a Neighbourhood Commercial Centre to provide
more than the 18;000-square-metresof maximum permitted
commercial gross floor area established in policy 9.4.5.3 and
9.4.5.4.

An appropriate Market Impact Study shall demonstrate that:

the proposal can be justified without detriment to the overall function
or economic vitality of Downtown or the key component functions that
contribute to Downtown’s overall vitality;

the achievement of the City’s Strategic Goals, the Urban Design
policies and the Commercial and Mixed-use policies and objectives of
the Official Plan will not be compromised; and

the ability of existing designated commercial or mixed-use lands to
achieve their planned function will not be compromised.

A Market Impact Study shall include:

an assessment of the current market situation and the future potential
for the expansion of retat commercial facilities in light of projected
population and employment growth;



Item 3:

an evaluation of the economic feasibility of the proposal on the basis of
current market demand or retail market opportunity;

an indication of the scale of any adverse effects on the economic
viability of Downtown, the key functions that contribute to Downtown’s
overall vitality and on any existing or planned designated commercial
or mixed-use lands provided for in this Plan; and

an assessment of the implications of the proposal relative to the City’s
approved Commercial Policy Review Study and the objectives and
implementing policies of this Plan.

The City may retain, at the applicant’s expense, a qualified consultant
to provide professional assistance to the City in determining the terms
of reference for a Market Impact Study and/or to provide a peer
review of the applicant’s submission.

The purpose of Item 3 is to add a new section 9.4.2 titled Commercial
Function Studies to provide policies for study requirements where
development applications propose to reduce commercial gross floor
area.

The following new Section 9.4.2 entitled Commercial Function Studies is hereby
added to the Official Plan.

9.4.2 Commercial Function Studies

1.

Commercial function studies shall be required as part of a complete
application for development proposals for Commercial Mixed-use
Centres, Neighbourhood Commercial Centres and Mixed-use Corridors
that propose to:

provide commercial gross floor area at less than .15 FSI; or

reduce the commercial gross floor area existing at the time of the
application by more than 25 per cent; or

provide less than 6500 square metres of commercial gross floor area
cumulatively of all buildings within the designation for lands
designhated Commercial Mixed-use Centre.

2. A Commercial Function Study shall address:

The availability of commercial floor space within the designation to
meet daily and weekly needs of the surrounding community especially
for food store, food-related store and/or drug store.

Opportunities for additional commercial floor space to be provided
elsewhere and thereby sustain the local provision of commercial floor
space within that designation or in the immediate area;

Impacts on the ability of residents and employees in the area to use
active transportation options to access commercial shopping areas and
commercial services; and

Role of the commercial space in creating a community focal point.



3. The City may retain, at the applicant’s expense, a qualified consultant
to provide professional assistance to the City to provide a peer review
of the applicant’s submission.

Item 4: The purpose of Item 4 is to renumber, rename and revise Section

9.4.2 Community Mixed-use Centres to: reflect the change in the land
use designation name to Commercial Mixed-use Centres; to add two
new Commercial Mixed-use Centres; to provide policies for the
requirement for commercial function studies; to increase the total
commercial floor area for the Gordon/Clair, Woodlawn/Woolwich and
Paisley/Imperial Centres; to add a total commercial gross floor area for
the two new centres; and to establish a minimum commercial gross
floor area.

Section 9.4.2 is hereby amended and renumbered as follows:

9.4.23 €Community Commercial Mixed-use Centre

The following €Cemmunity Commercial Mixed-use Centres are designated on
Schedule 2:

° Woodlawn/Woolwich

o Paisley/Imperial

. York/Victoria

. York/Watson Parkway/Starwood

° Gordon/Clair

o Silvercreek Junction

Objectives

a)

To promote Community-Commercial Mixed-use Centres as areas that
support a mix of uses including concentrations of commercial, residential and
complementary uses serving the immediate neighbourhood and the wider
community.

Policies

1.

The Community Commercial Mixed-use Centres identified on Schedule 2 of
this Plan are comprised of one or several individual developments on one or
more properties on both sides of an intersection of major roads within the
designation. These areas are intended to serve both the needs of residents
living and working in nearby neighbourhoods and employment districts and
the wider City as a whole.

The intent of the Cemmunity Commercial Mixed-use Centre designation is
to create a well-defined focal point and to efficiently use the land base by
grouping complementary uses in close proximity to one another providing the
opportunity to satisfy several shopping and service needs at one location.
Implementing Zoning By-laws may include mechanisms, such as minimum
height and density requirements and maximum parking standards, to
promote the efficient use of the land base.

Development will be comprehensively planned and integrated with the overall
Community Commercial Mixed-use Node and in accordance with any
applicable concept plans or urban design studies as per the policies of
Section 3.11.



Note: Policy 9.4.23.2 and 9.4.23.3 are under appeal only as they relate to the
following properties: 115 Watson Parkway North (formerly 72 Watson Road North),
1750 Gordon Street, 84 Clair Road East, 124 Clair Road East, 158 Clair Road East,
174 Clair Road East, 190 Clair Road East, 202 Clair Road East, 960-1045 Paisley
Road, 297-299 Eramosa Road, 111-191 Silvercreek Parkway North, 35 Harvard
Road, 160, 170, 200 and 210 Kortright Road West, and 98 Farley Drive. These
policies are in effect for all other affected lands designated on Schedule 2.

4, Where residential uses are incorporated into Cemmunity Commercial Mixed-
use Centres, they are intended to be developed as mixed-use buildings or
multiple-unit residential buildings.

5. Properties within the Cemmunity Commercial Mixed-use Centre will be
integrated through internal access roads, entrances from public streets,
access to common parking areas, open space, grading and stormwater
management systems. Furthermore, it is intended that individual
developments within the Community Commercial Mixed-use Centre will be
designhed to be integrated into the wider community by footpaths, sidewalks
and bicycle systems and by the placement of smaller buildings amenable to
the provision of local goods and services in close proximity to the street line
near transit facilities.

6. Community Commercial Mixed-use Centres are strongly encouraged to
incorporate Main Street type development in strategic locations. Main Street
areas, as identified through concept plans as per Section 3.11, will be
planned and designed to reflect the following:

i) multi-storey buildings fronting onto the main street;
i) ground floor retail and service uses are strongly encouraged;
iii) office uses at ground floor should be limited;
iv) residential uses should be provided primarily above commercial uses in
addition to some free-standing residential buildings;
V) rhythm and spacing of building entrances and appropriately sized
storefronts to encourage pedestrian activity;
vi) urban squares, where appropriate; and
vii)  on-street parking.
Note: Policy 9.4.23.6 is under appeal only as it relates to the following properties:
115 Watson Parkway North (formerly 72 Watson Road North), 1750 Gordon Street,
84 Clair Road East, 124 Clair Road East, 158 Clair Road East, 174 Clair Road East,
190 Clair Road East, 202 Clair Road East, 960-1045 Paisley Road, 297-299 Eramosa
Road, 111-191 Silvercreek Parkway North, 35 Harvard Road, 160, 170, 200 and
210 Kortright Road West, and 98 Farley Drive and 35 and 40 Silvercreek Parkway
South. This policy is in effect for all other affected lands designated on Schedule 2.

7. The City will require the aesthetic character of site and building design to be
consistent with the Urban Design policies of this Plan and any applicable
urban design guidelines while recognizing the unique context of individual
Community Commercial Mixed-use centres. Measures may be incorporated
into development approvals to ensure consistency.

8. The boundaries of the Cemmunity Commercial Mixed-use Centre
designation are intended to clearly distinguish the Cemmunity Commercial
Mixed-use Centre as a distinct entity from adjacent land use designations.
Proposals to expand a Cemmunity Commercial Mixed-use Centre beyond
these boundaries or to establish a new-Cemmunity Commercial Mixed-use
Centre shall require an Official Plan Amendment supported by a Market
Impact Study in accordance with the policies of this Plan.



10.

911.

Proposals for development of a Commercial Mixed-use Centre at less
than 6500 square metres of commercial gross floor area cumulatively
of all buildings within the designation will require an amendment to
this Plan supported by a Commercial Function Study in accordance
with the policies of this Plan.

Proposals to decrease the existing commercial gross floor area by
more than 25 per cent or to provide commercial gross floor area at
less than .15 FSI will require a Commercial Function Study in
accordance with the policies of this Plan.

Development within the Cemmunity Commercial Mixed-use Centre
designation is subject to the policies of Section 3.11 of this Plan.

Permitted Uses

1012. The following uses may be permitted in Cemmunity Commercial Mixed-use

113.

124.

135.

Centres, subject to the applicable provisions of this Plan:

i) commercial, retail and service uses;

i) live/work uses;

iii) small-scale professional and medically related offices;
iv) entertainment and recreational commercial uses;

V) community services and facilities;

Vi) cultural, educational and institutional uses;

vii)  hotels;

viii)  multiple unit residential; and

iX) urban squares and open space.

Vehicle repair and vehicle service stations shall only be permitted as
accessory uses.

The permitted uses can be mixed vertically within a building or horizontally
within multiple-unit buildings or may be provided in free-standing individual
buildings. Where an individual development incorporates a single use building
in excess of 5,575 square metres (60,000 sq. ft) of gross floor area:

i) the site shall also be designed to provide the opportunity for smaller
buildings amenable to the provision of local goods and services to be
located near intersections and immediately adjacent to the street line
near transit facilities;

i) smaller buildings shall comprise a minimum of 10% of the total gross
floor area within the overall development; and

iii) large free-standing building(s) should be integrated with smaller
buildings to create a Main Street-type environment or located on
peripheral sites within the designation, which are directly linked to the
Main Street.

No individual Cemmunity Commercial Mixed-use Centre shall have more

than four (4) freestanding individual retail uses exceeding 5,575 square

metres (60,000 sq. ft) of gross floor area.

Height and Density

146.

The Cemmunity Commercial Mixed-use Centres incorporate land containing
existing uses as well as vacant land required to meet the identified needs of
the City. To promote a mixture of land uses within each Cemmunity
Commercial Mixed-use Centre, retait commercial development will be
limited to the following total gross floor area cumulatively of all buildings
within the designation:

Mixed-use Centre: Total Commercial Gross Floor Area



Gordon/Clair: 48;560-sg—m~ 57,900 sgq. m
Woodlawn/Woolwich: 56;600-s¢——75,600 sq. m
Paisley/Imperial: 57406080-s¢—m-—63,500 sq. m

York/Victoria: 16,300 sq. m

York/Watson Parkway/Starwood: 28;0600-s¢—m 39,700 sq. m
Silvercreek Junction: 22,760-sg—m- as per section 9.13.2.5.5
157. The maximum height is ten (10) storeys.

18. The minimum commercial gross floor area is 6500 square metres
cumulatively of all buildings within the designation.

169. For freestanding residential development, the maximum net density is 150
units per hectare and the minimum net density is 100 units per hectare.

1720. Additional building height and density may be considered subject to the
Height and Density Bonus provisions of this Plan.

Item 5: The purpose of Item 5 is to renumber Section 9.4.3 and to add the
Woolwich Mixed-use Corridor to the list of Mixed-use Corridors in the
preamble to Section 9.4.3.

Section 9.4.3 is hereby renumbered and the preamble is hereby amended as
follows:

9.4.34 Mixed-use Corridor

The Mixed-use Corridor designation is intended to serve both the needs of residents
living and working on-site, in nearby neighbourhoods and employment districts and
the wider city as a whole.

The following Mixed-use Corridors are designated on Schedule 2:

o Silvercreek Parkway Mixed-use Corridor

o Eramosa Mixed-use Corridor

J Stone Road Mixed-use Corridor

o Woolwich Mixed-use Corridor.

Item 6: The purpose of Item 6 is to add a new policy 9.4.4.7 for commercial

function studies and to renumber the subsequent policies.

Policy 9.4.4.7 is hereby added as follows and the remainder of policies in the new
Section 9.4.4 are renumbered.

7. Development proposals that would decrease the existing commercial
gross floor area of a commercially zoned site within the Mixed-use
Corridor designation by more than 25 per cent or that would provide
commercial gross floor area at less than .15 FSI on a commercially
zoned site will require a Commercial Function Study in accordance
with the policies of this Plan.

Permitted Uses

78. The following uses may be permitted in the Mixed-use Corridor designation,
subject to the applicable provisions of this Plan:

i) commercial, retail and service uses;
i) office;



iii) entertainment and recreational commercial uses;
iv) cultural and educational uses;

V) institutional uses;
vi) hotels;
vii) live/work;

viii)  medium and high density multiple unit residential buildings and
apartments; and
iX) urban squares and open space.

89. The permitted uses can be mixed vertically within a building or horizontally
within multiple-unit mall buildings or may be provided in free-standing
individual buildings. Where an individual development incorporates a single
use building in excess of 5,575 square metres (60,000 sq. ft.) of gross floor
area, the site shall also be designed to provide the opportunity for smaller
buildings amenable to the provision of local goods and services to be located
near intersections and immediately adjacent to the street line near transit
facilities. These smaller buildings shall comprise a minimum of 10% of the
total gross floor area within the overall development.

Height and Density

910. The maximum height is six (6) storeys.

1011. For freestanding residential development, the maximum net density is 150
units per hectare and the minimum net density is 100 units per hectare.

1112, Additional height and density may be permitted subject to the Height and
Density Bonus provisions of this Plan.

Item 7: The purpose of Item 7 is to renumber section 9.4.4 Neighbourhood
Commercial Centre and to amend the policies of Section 9.4.4 to
establish a new maximum commercial gross floor area; to update the
policy for market impact studies; to delete the reference to the Victoria
and York Neighbourhood Commercial Centre; to add a policy to require
commercial function studies; to change residential “uses” to “units”;
and to set a maximum residential density.

Section 9.4.4 is hereby renumbered and amended as follows:

9.4.45 Neighbourhood Commercial Centre

Neighbourhood Commercial Centres are identified on Schedule 2 of this Plan.
Objectives

a) To establish local convenience and neighbourhood commercial uses
within a convenient walking distance of residential areas.

b) To ensure Neighbourhood Commercial Centres are developed in a
cohesive and coordinated manner that is compatible with the
surrounding residential neighbourhood.

c) To primarily serve the shopping needs of residents living and working
in nearby neighbourhoods and employment districts.

d) To be connected to surrounding neighbourhoods through the City’s
pedestrian trails, walkways and by transit.

Policies

1. The Neighbourhood Commercial Centre designations on Schedule 2 recognize
the existing centres within the city and identify the general location of new
Neighbourhood Commercial Centres.

10



To prevent the creation of strip commercial development comprising a series
of Neighbourhood Commercial Centres located adjacent to one another along
a major street, it is the general requirement of this Plan that designated
Neighbourhood Commercial Centres have a minimum distance separation
from one another of 500 metres.

FhisPlan-intendsthata A Neighbourhood Commercial Centre shall ret-be
extended-orenlarged-toprovidemorethan4,650 have a maximum total

commercial gross floor area of 6,500 square metres (56,6606 70,000

square feet) efgrossfloerarea.

Notwithstanding policy 9.4.45.3, the existing Neighbourhood Commercial
Centres listed below will be permitted to provide a maximum of 10,000
square metres (108,000 square feet) of commercial gross floor area:

Speedvale Avenue at Stevenson Street

Victoria Road at Grange Street

. VictoriaRoad-at-York Road

10.

Kortright Road at Edinburgh Road
Harvard Road at Gordon Street
Kortright Road at Gordon Street
Wellington Street at Imperial Road.

A Neighbourhood Commercial Centre shall only be extended or enlarged

as-listed-inpoliey-9-4-4-4-shallonlybe-extended-erenlarged to provide more
than the permitted maximum 16;000-square-metres{108,;000-squarefeet)

ef commercial gross floor area by amendment to this Plan and shall require
a Market Impact Study.

The maximum gross floor area of an individual retail use within a
Neighbourhood Commercial Centre shall be 3,250 square metres (35,000
square feet).

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.

Where new development occurs within a Neighbourhood Commercial Centre,
adjacent lands will be integrated in terms of internal access roads, entrances
from public streets, access to common parking areas, open space, urban
squares, grading and stormwater management systems.

Development within the Neighbourhood Commercial Centre designation will
be designed to be connected to the wider community by footpaths, sidewalks
and bicycle systems and by the placement of buildings in close proximity to
the street line near transit facilities.

Applications for the purpose of establishing or expanding a Neighbourhood
Commercial Centre designation will be required to satisfy the following
criteria:

i) located with direct access to an arterial or collector road, preferably at
an arterial or collector road intersection;
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Vi)

the location will contribute to the creation of a compact, well-defined
node oriented to a major intersection and does not promote the
creation of ‘strip commercial’ development along a major street;
designed in a manner that is compatible with the building design and
use of surrounding properties;

the location shall minimize the impact of traffic, noise, signs and
lighting on adjacent residential areas;

adequate site area will be provided for parking, loading and all other
required facilities; and

adequate landscaping, screening and buffering will be provided to
preserve the amenities and appearance of surrounding properties.

11. Development proposals that would decrease the existing commercial
gross floor area within a Neighbourhood Commercial Centre by more
than 25 per cent or that would provide commercial gross floor area
at less than .15 FSI will require a Commercial Function Study in
accordance with the policies of this Plan.

Permitted Uses

112. The following uses may be permitted in Neighbourhood Commercial Centres,
subject to the applicable provisions of this Plan:

i)
i)
iii)
iv)
V)
vi)

commercial, retail and service uses;

small-scale offices;

community services and facilities;

live/work;

multiple unit residential within mixed-use buildings; and
urban squares.

123. Vehicle sales and vehicle repair uses shall not be permitted.

134. Development will be planned and designed to maintain the principal
commercial function. Residential uses units are not permitted on the ground floor.

Height and Density

145. The maximum height is six (6) storeys.

16. For residential development, the maximum net density is 100 units
per hectare.

17. Notwithstanding Policy 9.4.45.16, the maximum net density for
residential development for the Willow Road and Dawson Road
Neighbourhood Commercial Centre is 150 units per hectare.

158. Additional building height and density may be considered subject to the
Height and Density Bonus provisions of this Plan.

Item 8:

The purpose of Item 8 is to renumber section 9.4.5 Service
Commercial and Section 9.4.6 Mixed Office/Commercial.

Section 9.4.5 Service Commercial and Section 9.4.6 Mixed/Office Commercial are
hereby renumbered as follows.

9.4.56
9.4.67
Item 9:

Service Commercial
Mixed Office/Commercial

The purpose of Item 9 is to delete policy 9.4.6.9 which references
height and density bonusing within the Mixed Office/Commercial
section.
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Policy 9.4.6.9 is hereby deleted.

Item 10:

Item 11:

Item 12:

Item 13:

Item 14:

Item 15:

The purpose of Item 10 is to revise Schedule 2 Land Use Plan to
change the land use designation for 721, 727, 731, 735, 737 and 739
Woolwich Street from Service Commercial to Mixed-use Corridor.

The purpose of Item 11 is to revise Schedule 2 Land Use Plan to
change the land use designation for 200 Victoria Road South from
Neighbourhood Commercial Centre to Commercial Mixed-use Centre.

The purpose of Item 12 is to revise Schedule 2 Land Use Plan to
change the land use designation for 523 York Road and 494-500 York
Road from Service Commercial to Commercial Mixed-use Centre.

The purpose of Item 13 is to revise Schedule 2 Land Use Plan to
change the land use designation for 540 York Road from Service
Commercial and Industrial to Commercial Mixed-use Centre.

The purpose of Item 14 is to revise Schedule 2 Land Use Plan to
amend the land use designation for 895-919 York Road and 57 Watson
Parkway North from Service Commercial to Commercial Mixed-use
Centre.

The purpose of Item 15 is to revise Schedule 2 Land Use Plan to
amend the legend to change the land use designation title from
“Community Mixed-use Centre” to "Commercial Mixed-use Centre”.

The following maps display the changes to Schedule 2 as outlined in Items 10
through Item 14.
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