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File: D.18.11.ZA-15-094

Mr. Grant Munday, B.A.A.

Manager of Development Approvals
Infrastructure and Development Services
Corporation of the City of Welland

60 East Main Street

Welland, ON

L3B 3X4

Dear Mr. Munday:
Re: Regional and Provincial Review Comments

New Comprehensive Zoning By-law
City of Welland

Regional Pianning and Development Services staff has reviewed the revised draft
Comprehensive Zoning By-law for the City of Welland. Regiona! staff received notice of the
revised document on April 21, 2017. This new comprehensive Zoning By-law will replace the
two in-effect Zoning By-laws for the City of Welland and former Crowland Township, and
implement the City's Official Plan {2011),

Regional comments were previously provided to the City on the first draft of the new By-law on
June 24, 2016. The submission included a letter and a matrix that outlined matters of Regional
and Provincial interest {Appendix I}. Regional staff has provided a revised matrix with this
submission, reflecting our review of the revised document. As before, where a Regional
comment is preceded by the following check-mark symbol “v”, no further action is required.

Regional staff has not reviewed any of the associated mapping with this By-law as no hard
copies were circulated.

Group Homes

In accordance with the Regional Official Plan and Provincial legislation, Group Homes are to be
permitted in all residences and residential zones within communities.  Although required
changes have been made to Section 5.16, the provided definition for Group Homes still contains
a reference to the "use” being within a single-detached dwelling only. This must be revised to
reflect Provincial requirements.
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Rural and Agricultural Zones

Regional staff notes that Section 13 notes that the zoning provisions pertain to lands designated
as Agricultural and Rural Employment in the Official Plan. No reference within the by-law
provided to the Rural land use designation in the Official Plan.

Froude Lands (Regionai Official Plan Amendment 7}

As the land use designation for the Froude lands in southern Welland has not yet been
approved by Regional Council, it is recommended that a decision regarding the new zoning for
the lands be deferred.

Further, the lands tentatively have a Rural designation in the City's Cfficial Plan, but have a
proposed Agricultural zone applied to them. This would create a misalignment between the

Official Plan and Zoning By-law.
Value Added / Farm Diversification

Value Added/ Farm Diversification provisions continue to require review. The Regional Plan
directs that local planning documents are to provide direction on the type, form and function of
farm diversification uses. The draft zoning by-law is silent on matters of scale and types of
permitted uses. Further, additional content shouid be required to more clearly indicate that
these uses are to be secondary to the farm operation.

A subsequent amendment to the City's Official Plan is recommended to ensure implementation,
as it is also silent on value added/farm diversification matters. Please see the provided matrix
for detailed comments.

Wayside Pits and Quarries

The draft Zoning By-law now defines wayside pits, however no provisions regarding their
implementation are provided in the Plan. Regional staff recommends that direction be included
that outiines where wayside pits may be permitted.

Garden Suites

Garden Suites are permitted as-of-right with the Agricultural and Rural Residential Zone. In
principle, Regional staff has no objection to this, however direction should be provided in the By-
law and/or Official Plan on the difference between Garden Suites and Farm Labour Residences.
Both uses should not be permitted on the same lot as it can contribute to infensified residential
growth outside the urban area and may have impacts on private servicing systems. Regional
staff would recommend a prohibition of the establishment of a Farm Labour Residence and
Garden Suites on the same lot.

Further, Policy 4.2.3.14 of the City’s Official Plan states that “One (1) Garden Suite may be
permitted, but only on a fot Zoned for a single-detached dwelfing.” It is noted that Garden Suites
are permitted in zones where dwelling types other than single detached dwellings are permitted
(i.e. RL2 permits both Single Detached and Street Townhouses). If the intent is to only permit
garden suites with single detached dwellings, direction should be provided in the by-law.
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Natural Heritage and Natural Hazards

In accordance with the MOU, the Niagara Peninsula Conservation Authority is responsible for
commenting on behalf of the Region for matters involving Natural Heritage and Natural
Hazards. This approach has been consistently employed when reviewing comprebhensive
zoning by-laws. Please see detailed comments from the NPCA regarding natural heritage and
natural hazards. Regional staff will review the provided NPCA comments and provide any
additional commentary or clarification, as needed.

Zoning Maps

As the mapping for the by-law is only available through the City’s online viewer, Regional staff
are unable to complete a detailed review. Regional staff defers to the municipality to ensure
that zones align with the designations outlined in the City’s Official Plan.

Conclusion

Regional Planning and Development Services staff has no objection to the proposed
Comprehensive Zoning By-law being adopted and implemented, subject to the satisfaction of
the comments and requests provided ahove and in the attached comment matrix, as weil as any
NPCA comments. ' _

If you would like to discuss these comments with Regional staff, please contact me at extension
3442 or Lindsay Earl, MCIP, RPP, Senior Planner at extension 3359. Please send notice of
Councif’s decision on the new Zoning By-law.

Best regards,

Craig Rohe

Development Planner

Niagara Region

Ce: Lindsay Earl, MCIP, RPP, Senior Development Planner, Niagara Region
Brian Dick, MCIP, RPP, Senior Planner, Growth Management, Niagara Region
Diana Morreale, MCIP, RPP, Manager of Long Range Planning, Niagara Region
Uton Samuels, Watershed Planner, Niagara Peninsula Conservation Authority

Appendix | Updated City of Welland Comprehensive Zoning By-law Review Matrix (Attached via e-maif}
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City of Welland Comprehensive Zoning By-law Review Matrix

Regienal Comments
Regional Policy Draft by-law Section Please note that where a Regionol comment Is preceded by the following check-mark symbol " no
further action is required

106232 g fh'é'Regibr; and lo};é 'rﬁ.u.mclpa'li'tles'imll'éhsufé ti’éét " Section 6;5 of the draft zoning by-law outlines the requirements for barrier free

new public and private facilities are designed in accordance with parking (# of spaces, width of space).
the Accessibility for Ontarians with Disabilities Act and other
applicable Provincial legislation. Ontarip Requlation 191/11 (since amended by O.Reg 413/12) cutlines

requirements for accessible parking mandates that must be implemented by all
Cntario municipalities by January 1, 2016 .The Regulation requires that at
Section 8.5 ,/ minimum a 3.4 metre wide space is acceptable for accessible parking spaces,
whereas standard parking spaces must be a minimum of 2.4 metres.

We note that the draft zoning by-law directs that barrier-free parking spaces
shall be a minimum of 4.5 metres in width, thus exceeding the minimum
standards for accessibility,

CAdriciHgiraFaY M Diversificatic :
5.B.7 = Agriculture - Non-agricultural uses should not be located No principal commercial or industrial uses are permitted within the Agricultural
in Agricultural Areas Area.

“Market Gardens” are permitted in the agricultural area, and are defined as uses
that intensively cultivate vegefables in farm fields or within a greenhouse. Part
Section 13 of the definition allows for the sale of the vegetables on site. Some direction
Table 13.2 should be provided on the scale of such a use to ensure that the retail element
stays secondary to the farm operation.

“Veterinary Setvice” and “Kennels” should also be qualified in terms of scale,
secondary nature, etc. These are not agricuitural and therefore should net be
permitied in the Agriculiural Area as primary uses.
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City of Welland Comprehensive Zoning By-law Review Matrix

Regional Policy

Draft by-law Section

Regional Comments
Piease note that where a Regiono! comment is preceded by the following check-mark symbo! “Y no
further actian Is required

5.B.24 - Value-Added Marketing uses are intended to primarily
serve the farm operation and surrounding lecal farming
operations, and shall remain secondary to the principal farming
operation, both in relation to the scale of the operation and its
footprint. Within the Niagara Escarpment Plan Area the Policies
of the NEP apply. Local Official Plans shall establish limits on
the scale of various types of marketing uses, within the following
guidelines:
= Roadside stands and "pick your own” facilities are limited
to distribution of product produced from the farm
_ operation, with parking areas and structures limited in
area;
= Agricultural retail facilities shall generally be small scale,
and may be smaller in Specialty Crop Areas;
» Bed and breakfast facilities shall not exceed 6 bedrooms;
» Restaurant facilities shall be accessory to existing farming
operations and shall be small scale, but may be smaller in
Specialty Crop Areas.

Reference o “value added” is included in the definition of Farm Diversification.
However, neither term appears within the zoning by-law, Direction on value
added production, marketing and farm diversification uses should be included in
fhe zoning by-law. Further direction on value added uses/ farm diversification is
required in the City's Official Plan.

Farm Produce/ Product Stand is a defined, permitted use in the Agricultural
Area, but is not qualified in terms of scale.
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City of Welland Comprehensive Zoning By-law Review Matrix

- Regional Comments
Regionatl Policy Draft by-law Secticn Please note thot where a Regional comment is preceded by the following check-mark symbal *¥" na
further action is required

5.B.20 ~ Local municipalities through their Official Plans and
Zoning By-laws should define and categorize farm diversification
uses and provide specific perfermance criteria for various types
of uses, in accordance with the provisions of the Regional
Official Plan. Local Official Plans can be more resfrictive
regarding their diversification and value added agricultural use
policies and still conform to the Regional Official Plan. Some
uses may be permifted "as of right” through local documents;

other uses may be recognized through a process that involves The draft zoning by—lav_v qeﬁnes "fafm diversification”, however the term does
site specific zoning. "As of Right” uses may include such not occur elsewhere within the zoning by-law,

agriculture related uses that are small scale and directly related i

to the farm operation, or secendary uses that are also small g:ggg:]oqg Direction is required within the dratt zoning by-law and Officizl plan that outlines
scale and are compatible with the principal agricultural operation the types of value added uses that are permitted as-of-right in the Agricultural
on the property and surrounding agricultural lands. Uses that Area, as well as those requiring a site specific amendment to the Zoning By-law.

have potential to generate off site impacts will be evaluated and
assessed for compatibility with the principal agricultural
operation and surrounding agricuitural lands through a rezening
process that will also impose controls to mitigate the impacts,
Larger scale agriculture related uses or secondary uses may
require site specific zoning amendment, where their impact is
evaluated and determined to be compatible with the principal
agricultural oparation and surrounding agricultural lands.

5.A.22 - Farm diversification uses are small scale in relation to Table 1 of the draft zoning by-law outlines the requirements for lot coverage for

the principal farming operation. Preference is given to defining accessory buildings and structures (where farm diversification uses may occur

scale on the basis of size of the faciliies and relationship to within). This table provides that the maximum lot coverage for accessory

other uses rather than [ess enforceable criteria such as number buildings and structures in the agricultural area shall be 10% of the lot area,

of employees or value of product purchased. The appropriate

scale for diversification uses may vary depending on the type of Section 53.4 Given the potential size of agriculfural lots, it is possible that this policy would

use and whether the activities are located in the Specialty Crop permit the construction of large accessory structures for value-added and farm

Areas (Tender Fruit or Grape Areas) or in the other Prime diversification uses. To reguiate such uses, the City may wish to consider limits

Agricuttural Areas (Good General Agricultural Areas). in terms of square footage (e.g. "1% of the lof area to & maximum of __ square
metresfeet” ).

Agriculture Separation Distances e
5.B.15 - New dwellings on existing lots and proposed new lots

The draft zoning by-faw provides direction on MDS | and Il in Section 5.19.

must be separated from existing livestock operations on Section 5.19 Minimum Separaticn Direction is provided that calculations must be done in accordance with the
adjacent properties. Similarly, new or expanded livestock Distance / formulas established by OMAFRA.

operations must be separated from existing dwellings on

adjacent properties. It is required that local cfficial plans and MDS is not defined in the definitions section of the By-law - a definition may be
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City of Welland Comprehensive Zoning By-law Review Matrix

Regional Policy

Draft by-law Section

Please note that where a Reglonal comment is preceded by the following check-mark symbol */* no

Regional Comments

further action is required

zoning by-faws use the Minimum Distance Separation Formula
of the Agricultural Code of Practice as iheir standard for
livestock operations. Exceptions may be made for farm buildings
under the same ownership. Also, as set out in the Agriculiural
Code of Practice, other non-farm uses shall comply with the
Minimum Distance Separation Formula.

Notwithstanding the abowe, in areas shown as Good General
Agricultural Area on the Agricultural Land Base Map, new lots
suitable for residential dwellings must be separated from
existing livestock operations by 1000 feet or the distance
determined by the MDS formula whichever is greater.

beneficial. Use of the Official Plan definition would be supported.

5.B.16 - Where urban areas boundaries have been established
closer to an existing livestock operation, new urban
development must still comply with the separation distance as
determined by the Minimum Distance Separatior Formula of the
Agricultural Code of Practice for Ontario.

Secfion 5.19 Minimum Separation
Distance

The MDS Guidelines provide direction on matters involving the application of the
Formulae and Urban Boundaries.

5.D.3- Where Village and Hamlet boundaries have been
esfablished closer to an existing livestock operation than
determined by the Minimum Distance Separation Formula in the
Agriculturat Code of Practice, new Hamlet or Village
development must still comply with the Minimum Distance

Seggr_q_ti_pn Formula.

Section 5.19 Minimum Separation
Distance

Ne specific direction en the application of this requirement is provided.
However, the direction provided in the by-law directs the user o the MDS
Guidetines.

Detailed direction could be included for clarity purposes, however the current
form is acceptable.

pid)

i regates
6.C.5.1} - Notwithstanding any provisions in the Section 7.D to
the contrary:

{a) No new mineral aggregate operations, wayside pifs and
quarries or any ancillary or accessory use thereto will be
permitted between Lake Ontario and the Niagara Escarpment
Plan Area.

Section 12 — Industrial Zones

The City of Welland is located South of the Niagara Escarpment Planning Area.

This palicy is not applicable.

6.C.4- Only those uses permitted under Section 6.A, Policies for
Agniculture, and Niagara Escarpment Plan policies within the
Niagara Escarpment Plan area, should be considered for areas
adjacent to either licensed pits and quarries or possible
aggregate areas which are outside the urban areas boundaries
of local municipalities as shown in this Plan.

Also, in areas adjacent to or in known deposits of mineral

Section 12 — Industrial Zones

There are currently no Mineral Aggregate Operations within the City of Welland.
As such, the location of potential future adjacent lands is unknown.

if a new Mineral Aggregate Operation is established, it is recommended that
adjacent lands be reviewed to ensure land use compatiibility between any
existing or planned land uses that may be sensitive to the operation.
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City of Welland Comprehensive Zoning By-law Review Matrix

Regional Policy

Draft by-law Section

Please note that where o Regional comment is preceded by the following check-mork symbol “/* no

Regional Comments

further action is required

aggregate resources, development and activities which would
preclude or hinder the establishment of new operations or the
expansion of existing operations or access to the resources
shall only be permitted if:

(a) Resouree use would not be feasible; or

(b) The proposed land use or development serves a greater
long- terrm public interest; and

(c) Issues of public health, public safety and environmental
impact are addressed.

6.C.10 - Wayside pits and quarries which are to be operated by
a public authority or under agreement by an agent of a pubiic
authority for public road purposes may be permitted temporarily
in all parts of the Region except in environmentally sensitive
areas as shown in this Plan. In addition, within the Niagara
Escarpment Plan area any wayside pit and quarry application
shall conform with the Niagara Escarpment Plan policies. Such
public authority should inform the area municipality and the
Region of its intentions and respond to any comments made
before the opening of a wayside pit or quarry

Wayside Pits and Quarries could be included in the general provisions as a use

Despite definitions being provided, the draft zoning by-law contains no
provisions regarding the establishment of wayside pits and quarries within the
City.

Section 5.3.3.10 of the City's Official Plan permits wayside pits and quarries in

all land use designations, but does not permit the use on developed residential
lots or within environmentally sensitive areas.

permitted in all zones, with the residential and environmental exceptions listed.

6.C.12 - The Region will request area municipalities to establish
land use designations and by laws for pits and quarries to
conform with the policies and rmaps in this Plan.

Section 12 — Industrial Zones
Table 12.3.1

Aggregate Extraction Zone” zoning.

Should a new mineral aggregate operation be proposed in Welland, it would be
subject to necessary Amendments to local and Regionat planning documents
(ROPA, CPA, ZA etc.).

If established, the Mineral Aggregate Cperation would be provided with "X —

Until such time that a mineral aggregate operation is established, the X
designation should not be applied to any schedules.

Setbacks and other lot performance criteria are set out for the Mineral
Aggregate Operation designation in the draft zoning by-law. It is suggested that
a proviso be included in Table 12.3.1 thaf indicates that yards and frontages for
a new mineral aggregate operation will be established through a site specific
amendment to the by-law.
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Regional Comments
Regional Policy Draft by-faw Section Please note that where a Regional comment is preceded by the following check-mark symbo! “vV" no
further action is required

5.B.25 - Agri-tourism uses that are directly related to agriculture

may be recognized and regulated by the local municipality. The

activities shall be subject to the following criteria:

= The scale of the operaticn is limited and appropriate to
the site and the surrounding area;

= The use has minimal impact on, does not intarfere with

b \ N - . “Agritourism” is defined in the draft zoning by-law. Agritourism uses are only
and Is compatltfle with the surrounding agricultural and ‘ permitted within the Agricultural and Rural Employment zones.
rural land uses;

» The use is limited to low water and [ow effluent producing . . - .
uses and the site is capable of accommodating the use ﬁeggr?ailr;c\i criteria regarding the scale of Agritourism uses should be included
on private water and private sewage treatment systems; y-law.

= The use does not cause off site impacts related to
infrastructure or transportatiorvtraffic;
= The use does not generate potentially conflicting off-site
impacts;
The use complies with all other applicable provisions of
the Regional Official Plan.
5.B.26 - Agri-tourism uses that are not directly related to
agriculture but benefit from a farm location may be recognized
and regulated by the local municipality. The activities shall be
subject to the following criteria:

» The scale of the operation is limited and appropriate to
the site and the surrounding area;

% The use has minimal impact on, does hot interfere with
and is compatible with the surreunding agricultural and
rural land uses;

= The use is limited to low water and low effluent producing
uses and the site is capable of accommodating the use . Performance criteria regarding the scale of Agritourism uses should be included
on private water and private sewage treatment systems; in the by-law. ‘

»  The use does not cause off site impacts related to
infrastructure or transportation/traffic;

» The use does not generate potentially conflicting off-site
impacts;

= For special events, the use represents an occasional
activity and is not a regular recurring activity;

= The timing and duration of such uses does not hinder the
agricultural operation cn the site or on surrounding lands;

"Agritourism” is defined in the draft zoning by-law. Agritourism uses are only
permitted within the Agricultural and Rural Employment zones.
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City of Welland Comprehensive Zoning By-law Review Matrix

Regional Policy

Draft by-law Section

Regional Comments

Please note thot where a Regionof comment is preceded by the following check-mark symbol “" no

further action is required

= The use complies with ali other applicable provisions of
he Regional Policy Pla
FAgriclltaral;Perf
5.B.6 - [n the Unique and Good General Agricultural Areas, the
predominant use of land will be for agriculture of all types,
including livestock operations. Compatible uses such as forestry
and conservation of plant and wildlife are alse permitted. In
Unigue Agricuitural Areas, all existing uses lawfully used for
such purpose prior to December 16, 2004, the date the
Greenbelt Plan came into effect, are permitted. Also, in Unigque
Agricultural Areas single dwellings are permiifed on existing lots
of record, provided they were zoned for such as of December
16, 2004 or where an application for an amendmeni to & zoning
by-law is required as a condition of a severance granted prior to
December 14, 2003 but which did not proceed.

Section 13
Table 13.2

¥ [o] ood
General Agriculture - There are no designated Unique Agricultural Lands within
the City.

The permitted uses outlined in Table 13.2 are predominantly agricultural (ag.
Uses, Agritourism, ag. Related uses, farm labour, greenhouse, ete.).

The draft zoning by-law does not appear to address forestry and conservation
uses in the Agricultural areas. Inclusion of these uses in the by-law is
recommended.

5.B.8 - In the Unique Agricultural Areas, consents to convey
may be permitted only in accordance with the following
provisions. Within the Niagara Escarpment Plan Area, the
policies of the Niagara Escarpment Plan as amended from time
to time shall prevail urless the following policies are more
restrictive, then the more restrictive policies shall prevail.
Policies for lot creatian in local Official Plans can be more
restrictive than the following policies and still conform to this
Plan.
(a) The consent to convey is for an agricultural use where the

severed and retained lots are intended for agricultural

uses and provided the minimum lof size is 40-acres (16.2

hectares).

Section 13
Table 13.2

There are no Regionally Designated Unique Agricultural Areas in Welland.

5.8B.9 « Proposed rasidential lois being considered for a consent
under the criteria in Policles 5.B.8 and 5.B.8.1 must also meef
the following conditions.

(a) Any new lot is of sufficient size and has suitable soil and
site conditions for the installation and long-term operation
of a private waste disposal system in compliance with the
requiremnents of the MOE.

(b) Any new lot has an adequate ground or other water
supply, in compliance with the requirements of the
Ministry of the Environment and the Medical Officer of

Health.

Section 13
Table 13.3.1

Policy 5.B.9 of the Regional Official Plan provides for a maximum [ot size of 0.4
hectares for residential dwellings in the agricultural area; however, a larger size
may be permitted to accommodate necessary on site private servicing. The draft
zoning by-law sets a minimum lot size of 0.4 hectares for single detached
dwellings, consistent with the Regiona) Official Plan.

Direction should be provided in Section 13, or specifically in Table 13.3.1 that
notes the maximum lot size of residential development in the agricultural area is
0.4 hectares, and may only be larger only if additional land is required for private
services.
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Regional Policy

Draft by-law Section

Please note that where a Regiona! comment is preceded by the following check-mark symbol /" no

Regional Comments

further action is required

(e Any new lot has sufficient frontage on an existing
publicly-maintained road.

(&) Where possible, joint use should be made of the existing
road access to the farm operation.

(&) Road access fo any new lot does not create a traffic
hazard because of limited sight lines on curves or grades
or proximity to intersections.

(H The size of any new lot shall nof exceed an area of 0.4
hectares (1 acre) except to the extent of any additionat
area deemed necessary fo support a well and private
sewage disposal system as determined by the Medical
Officer of Health or such other person appointed for that
purpose by the Ministry of the Environment.

(9) The proposed lot should be located te minimize the
impact on the remaining farm operation.

The Zoning By-law does not contain direction on the necessary provision of
ground and other water supply. Direction is provided in the Cfficial Plan in
Secticn 6.2.4.

5.B.11 - Additional permanent or portable farm-related dwellings
may be permitted without severance for full time farm help
where the size and/or nature of the farm cperatiocns makes the
employment of such help necessary, where such additional
dwelling does not have a significant effect on the tillable area of
the farm or its viability

:Environme!

7.A6.2 - Local Official Plans and Zoning By-laws shall include
maps showing the location and extent of hazardous [ands and
sites as determined by the Conservation Authority.

Section 13
Provision 13.4.4
Table 13.3.1

Section 10

Farm Labour Residences are permitted as-of-right within the Agriculfural Area,
as accessory uses to a farm operation.

Detailed direction is provided on where and how these residences may be
permitted on the same lot as an agricultural operaticn.

Hazard Land Overlay has been provided in the mapping. The mapping appears
consistent with the natural heritage mapping approved by the Region in 2011.

7.A.6,5 - Along valleylands where the valley bank height is
equal to or greater than 3 metres the following provisions apply:

a} A minimum setback of 7.5 metres frem the stable top of the
valley slope, as identified by the Conservation Authority, shall be
required for all new struetures, including swimming pools and
subsurface sewage disposal systems, and for site alterations.

b) Where the Censervation Authority finds evidence of slope
instability or where the angle of the valley slope exceeds 3:1
(Horizontal Distance: Vertical Distance) a gectechnical report
prepared by a qualified engineer shall be submitted with an
application for new development or site alteration. A setback

Subject to discussion with NPCA.
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Regional Comments
Regional Policy Draft by-law Section Piease note that where a Regional comment is preceded by the following check-mark symbel "™ no
further action is required

greater than 7.5 metres may be required where the
Conservation Authority has determined, after considering the
geotechnical report, that an increased setback is needed to
address site specific conditions.

¢) Within Urban Boundaries the Region supports the maximum
use of land for development while avoiding hazardous
conditions. A reduced setback may be considered where an
existing lot provides insufficient depth to accommodate the
required setback provided that a geotechnical report submitted
by the applicant and approved by the Conservation Authority
finds that the reduced setback, with mitigative measures, will
maintain long term bank stability with no adverse environmental
impacts, will not create new hazards or increase existing ones,
and that no development or site alteration will be pemmitted
below the top of the valley bank.

7.A.6.6 - On hazardeus sites development and site alteration
will not be permitted unless a gectechnical study, prepared and
signed by a qualified engineer, has demonsfrated to the Subject to discussion with NPCA.
satisfaction of the Conservation Authority that the requirements
of Policy 7.A.6.8 will be met,

7.A.6.7 - On hazardous lands and hazardous sites the following
uses shall not be permitted:

a) institutional uses associated with hospitals, nursing homes,
pre-school, school nurseries, day care or schools;

b) essential emergency services such as that provided by fire, .
police and ambulance siations and electrical substations; and

¢} uses associated with the disposal, manufacture, treatment or
storage of hazardous substances.

7.A 6.4 - Development and site alteration may be permitted
within floodplains if it has been demonstrated to the satisfaction
of the Conservation Authority that it is In accordance with the
Conservation Authority’s “Fill, Consfruction and Alteration to
Waterways Regulation” (as amended) or its successor, and
subject to the Conservation Authority's approval.
CENVir atiiralHe) K i
7.A.2.2 - Development and site zlferation shall be restricted in
the vicinity of vulnerable surface and ground water features of Subject to discussion with NPCA.
importance to municipal water supplies so that the safety and

Subject to discussion with NPCA_

Subject to discussion with NPCA.
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uality of municipal drinking water will be protected or improved.
7.A.2.7 - Stormwater management facilities shall not be
constructed in Core Natural Heritage Areas, Fish Habitat, key .
hydrologic features, or in required vegetation protection zones in Subject to discussion with NPCA.
the Unique Agricuitural Areas unless permitted under Section
7.B of this Plan,
7.B.1.1 -~ The Core Natural Heritage System consists of:

a) Core Natural Areas, classified as either Envirenmental
Protection Areas or Environmental Conservation Areas;

b} Potential Natural Heritage Corridors connecting the Core
Natural Areas;

c) the Greenbelt Natural Heritage and \Water Resources
Systems; and

d) Fish Habitat.

The System generally Is shown on the Core Natural Heritage Subject to discussion with NPCA.
Map, which provides an overall indication of provincially and
regionally significant natural features and provides the
framework for natural heritage planning and development review
in Niagara. The Regicnal Planning and Development
Department should be contacted for more detailed information.
Natural heritage features may be further defined through future
studies. Additienal Natural Heritage features of local
significance may be idenfified by lecal municipalities in their
planning documents.

7.B.1.3 - Environmental Protection Areas include provincially
significant wetlands; provincially significant Life Science Areas
of Natural and Scientific Interest (ANSIs); and significant habitat
of threatened and endangered species. In addition, within the
Greenbelt Natural Heritage System, Environmental Protection Subject to discussion with NPCA.
Areas also include wetlands; significant valleytands: significant
woodlands; significant wildlife habitat; habitat of species of
concem; publicly owned conservation lands; savannahs and
tallgrass prairies; and alvars.

7.B.1.4 - Envirenmental Conservation Areas include significant
woodlands; significant wildlife habitat; significant habitat of
species of concem; regionally significant Life Science ANSIs;
other evaluated wetlands; significant valleylands; savannahs

Subject to discussion with NPCA

10
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and tallgrass prairies; and alvars; and publicly owned
conservation lands.

7.B.1.16 - The Regicn recognizes that the primary function of
the Municipal Crains shown on the Core Natural Heritage Map is
to provide drainage for agriculiural lands, These drains also
may be used {o convey irrigation water for agricultural use. The
Region supports ongoing drain maintenance in accordance with
the Federal Department of Fisheries and Oceans’ Class
Authorization System for Agricultural Municipal Drains. Where
development, site alteration or building is proposed adjacent fo a
Municipal Drain a buffer zone a minimum 45 metres in width
measured from the stable top of bank shall be required to
provide access for drain maintenance, protect the integrity of the
drains and protect environmental health. A narrower buffer may
be permitted where it has been demonsfrated to the satisfaction
of the local municipality and the Nizagara Peninsula Conservation
Authority that there will not be a significant negative impact on
the maintenance and functioning of the drain.

Subject to discussion with NPCA,

7.B.1.22 - The vegetation protection zone required under Policy
7.B.1.21 shall be a minimum 30 metres wide In the case of
weilands, seepage areas and springs, fish habitat, permanent
and intermittent streams, lakes and significant woodlands.

Subject to discussion with NPCA,

7.B.1,23 - Notwithstanding Pelicies 7.B.1.21 and 7.B.1.22 new
buildings and structures for agricultural uses adjacent to
Environmental Protection Areas or Fish Habitat within the
Greenbelt Natural Heritage System or key hydrologic features
within the Unique Agricultural Areas shall provide a 30 metre
wide vegetation protection zone but will not be required to
establish natural, self-sustaining vegetation if the land is, and
will continue to be, used for agricultural purposes.

Subject to discussion with NPCA.

7.A.5.5 - Development and site alieration shall not be permitted
in the dune areas along the Lake Erie shoreline unless they are
in compliance with other policies int this Plan and it has been
demonstrated that they will not have a significant negative
impact on the natural features and ecological functions of the
dunes or on adjacent properties. An Environmental Impact
Study in accordance with Policies 7.B.22 to 7.B.25 shall be
required with planning applications in dune areas.

Subject to discussion with NPCA,

7.B.1.10 - Notwithstanding Policies 7.8.1.15 and 7.B.1.20 and

Subject to discussion with NPCA.

May 13, 2017
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the Policies in Section 7.A.2, within Environmantal Protection
Areas, within Fish Habifat in the Greenbelt Natural Heritage
System, within key hydrologic features within the Unique
Agricultural Areas, and within any associated vegetation
protection zones in the Greenbelt Area, development and site
alteration shall not be permitted except for the following:

a) forest, fish and wildlife management;

b) conservation and flood or erosion control projects where i
has been demonstrated that they are necessary in the public
interest and other alternatives are not available; and

¢) small scale, passive recreational uses and accessory uses
such as rails, boardwalks, footbridges, fences, docks and picnic
facilities that will have no significant negative impact on natural
features or ecofogical functions of the Core Natural Heritage
System.

Where such uses are proposed, the proponent shall be required
to prepare an Environmental Impact Study (EIS) to the
satisfaction of the Region in accordance with Policies 7.B.2.1 to
7.B.2.5.

7.B.1.15 - Within Fish Habitat as identified on the Core Natural
Heritage Map, or adjacent lands as specified in Table 7-1,
development and site alteration may be permitted if it will result
in no net loss of the productive capacity of fish habitat as
determined by the Department of Fisheries and Oceans or its
designate. The proponent shali be required to prepare an
Environmental Impact Study (EIS) to the satisfaction of the
Deparment of Fisheries and Oceans, or its designate, in
accordance with Policies 7.B.2.1 to 7.B.2.5.

Subject to discussion with NPCA.
First prionty will be given to avoiding harmful alteration or
destruction of fish habitat by redesigning or relocating the
proposal or mitigating its impacts. A naturally vegetated buffer
zone, a minimum 30 metres in width as measured from the
stable top of bank, generally shall be required adjacent to
Critical Fish Habitat as defined by Ministry of Natural Resources.
A minimum 15 metre buffer from the stable top of bank shall be
required adjacent to Important or Marginal Fish Habitat as
defined by that Ministry. A narrower buffer may be considered

12
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where the EIS has demonstrated that it will not harm fish or fish
habitat, but in no case shall the buffer adjacent to Critical Fish
Habitat be less than 15 metres.

Agricultural cultivation does not require planning approval and is
not subject to these requirements.

Gréiip:Ho

11.A.18 - The following types of group homes administered
under Provincial legislation shall be permitied to establish in any
residential zone or residence in the Niagara Region:

a. Approved homes

b. Homes for special care

¢. Supportive housing programs

d. Accommodation for adult mental health programs

e. Accommodation services for individuals with a developmental
disability

f. Satellite residences for seniors

g. Homes for individuals who have physical disabilities when the
Province licenses, funds or approves such a group home
program

h. Transitionat housing for individuals who are socially
disadvantaged and communily resource centre will require a
rezoning unless a local municipality decides that such a zoning
Is not necessary.

Section 5.16

Section 3.6 of the draft zoning by-law indicates that & group home may only be
permitted within a single detached dwelling in a residential zone. Single
detached dwellings are not permitted within all residential zones, and therefore
groups homes are not permitted in all residential zones. A modification is
required to Permit Group Homes in all residential zenes.

The appreach provided in Section 5.16 does net align with Provincial and
Regional Policies regarding group homes and should be revised. A more robust
description and outline of where group homes are permitted is suggested.

Approved wording from Grimsby Zoning by-law (2013} is provided below:

*5.16 Group Homes

A group home with a maximum & residents exciusive of staff shall be permitted
within any zone where a dwelling is permitted provided only group homes of the
following categories are permitted:

i} Approved homes;

ii) Homes for special care;

ifi) Supportive housing programs;

iv) Accommeodation of adult mental health programs;

v) Accommodation services for individuals with a developmental disability;

vi) Satellite residences for seniors; and

vil) Homes for individuals who have physical disabilities when the Province
licenses, funds or approves such a group home programs.”

The addition of a definition for Group Homes that is consistent with other local
municipal zoning by-laws is recommended. The following definition is provided
from other approved zoning by-laws.

"Group Home

means a supervised single housekeeping unit in a residential dwelling for the
accommodation of not more than 6 persons, exclusive of staff, who by reason of
their emctional, mental, soclal or physical condition or legal status require a

May 19, 2017
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group living arrangement for their well-being, and:

a) The members of the group are referred by a hospital, court, government

agency, recognized social service agency or health professional; and

b} Such facility is licensed and/or approved under provincial statutes and in

compliance with municipal by-laws."

We also note that no definition fer Greup Home is centained within in the local
QP

10.C.2.1.7 - New Development or redevelopment within or

adjacent to heritage areas or districts, or adjacent to a Although the draft zening by-law does not contain any zoning teols te regulate
designated heritage site, should be compatible in scale, Not included ,/ designated properties, this is achieved by way of regulation under the Onfarie
architectural treafment and land use with the existing heritage Heritage Act.

features within or adjacent to the area, or the site,

‘Home Occupations and Hol dustries
10.B.2.7- Local municipalities through their Official Plans an
Zoning By-laws should define and categorize creative cultural
indusiries in Urban Areas to address, among other local issues,
the following:
+ The appropriate size, scale and location of creative
cultural industries;
= The approprate location for live-work spaces with a focus
on adaptive re-use, brownfield and greyfield remediation;
+ The relationship between creative cultural industries and
downtowns; and
+ The appropriate use of employment Jands for creative
cultural industries

The draft zening by-law may benefit from the inclusion of Creative Cultural
Industry uses. The City could consider appropriate definitions and provisions
regarding size and scale.

14
May 19, 2017



Niagara“ Region

Planning and Development Services

1815 Sir lsaac Brock Way, PO Box 1042, Thorold, ON L2V 4T7
Telephone: $05-980-6000 Toll-free: 1-800-263-7213 Fax 905-641-5208
www.hiagararegion.ca

City of Welland Comprehensive Zoning By-law Review Matrix

10.B.2.8 — Creative cultural industries that may not be directly
related to agriculture but benefit from a farm location and are
consistent with the farm diversification definition in this Plan may
be recognized and regulated outside of Urban Areas by the local
municipality. Any activity considered under this policy shall be
subject to the following:

+ The scale of the operation is limited and appropriate to
the site and the surrounding area;

« The use has minimal impact on, does not interfere with
and is compatible with the surrounding agricuitural and
rural uses;

» The use is services by sustainable private water and
wastewater services;

+ The use does not cause off site impacts related to
infrastructure or transportation/traffic;

+ The use does not take farmland out of productions; and,

« The use complies with all other applicable provisions of
this Regional Official Plan. )

The draft zoning by-law may benefit from the inclusion of Creative Cultural
Industry uses. These uses may not be directly related to agricutture but may
benefit from a farm location. To incorporate Creative Cultural Industry uses in
the draft zoning by-law, the City could consider appropriate definitions and
provisiens regarding size and scale.

5.B.27 - Home Occupations and Home Industries may be
permitted as secondary uses provided they comply to the
provisions of this Section.

throughout the built-up area

Section 5.17 — Home Industries
Secfion 5.18- Home Occupations

Secfion 5.2
Definitions — Accessory Dwelling Units

Home Industries are permitted as accessory uses in the Rural and Agricultural
Zones,

Home Occupations are permitted within a single detached dwelling, secondary
in nature o the home.

Secondary suites are required to be permitted as-of-right within single detached,
semi-detached, townhouse dwellings and within detached accessory structures
in accordance with the Planning Act, The provisions of the draft by-law are
consistent with the requirements of the Planning Ac, RSC. 384/94 and Biff 14.

Secondary Suites appear to be referred to as Accessory Dwelling Units within
the By-law.

Regicnal staff notes that Garden Suites are permitted within the Agricultural and
Rural Areas. Regional staff has concerns about potential servicing impacts,
however this can be discussed.

11.A.16 The Region encourages the local municipalities to
investigate and implement dwelling unit size regulation as a
means to provide affordable housing.
“Publi
5.B.12 - Water supply and sewage treatment facilities and
essential public uses such as utility, communication, and

Section 5.31

Nothing refated to unit size regulation in the draft by-law .The City may wish to
look into this.

Provisicns for Public Uses are contained in Section 5.31¢f the draft zoning by-
law.

May 19, 2017
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Ontaric Waterfront Trail and the Trans Canada Trall and the

Plans, Zoning By-Laws and planning decisions.

ria 02

S.C8-T

transportatien facilities which are of a linear nature and cannot
reasonably focate outside agricultural areas may be permitted
within them and should be located so as to minimize the effects
on surreunding unique and good general agriculfural lands, farm
operations, surface drainage, and natural environmental

2,B.2.11 - The Region encourages the local municipalities to
identify and protect the Greater Niagara Circle Route, the Lake

uncompleted portions of the Welland Canals Parkway system,
including the Welland Canals East Side Trail, in their Official

He Regié'na'l Road allowances identified in this Plar
shall be pretected from encroachment by acquiring the lands if
possible prior to or at the time of development or redevelopment

As Public Uses are pemmnitted in ali zones, we recommend that “Public Uses” be
included in all "Pemitted Use" tables for clarity.

The Greater Niagara Circle Route, and the unfinished portions of the Welland
Canals Trail system do not appear to have been idenéified within the draft by-law
text.

Trails should be identified as Open Space. The GNCR appears to be mapped
with Green, however no Zone name has been applied.

e draft by-law does not appear to explain where building setbacks are
calculated from {i.e. lot line/ centre line of roadway). To ensure sonsistent
setbacks for development, the centreline of the roadway is the praferred base

required for auxiliary furning fanes in front of major traffic

exceed 4 metres in width; and
(c) At each corner of a crossing of 2 Regional Road and a

metres.

generators. In most circumstances the additional land shall not

railway line the maximum length of the site triangle along the
Regional Road shall be 17 mefres and the maximurn width of
.| the site triangle measured from the Regional Road shall be 15

of the adjacent lands and by ensuring that building setbacks Definitions for caleulating the preferred building setbacks along Regional Road.

abutting Regional Roads are adequate.

9.C.14 - Road widening requirements for site triangles and

turning lanes are as follows: ' The‘draft by-law uses términology interchangeably for sight triangles (sight,

() The maximum length of the side of an additional triangle at daylight, visibility). It is suggested that one term be used to avoid confusion.

an intersection or entranceway shall be 15 mefres in an The draft zoning by-law does not contain direction on sight triangle requirements
Agricultural or Rural Area and 4.5 metres along a road in an for Intersections involving Reqional Roads

Urban Area. Some variations may oceur in unusual g Reg -

cireumstances; Regional requirements are suggested to be added to the draft by-law

{b) To meet safely and design standards, additional land may be Section 5.39 yolaw.

Conversely a table outlining sight tiangle requirements may be beneficial.
Sarnple: -

“Where a Regional Road abuts the corner lots the requirements for site friangles
in Chapter 9 of the Regioral Official Plan shall apply.”

9.C.18 - The Region shali request and encourage the local
municipalities:

{c} to prevent encreachments upen proposed Regional'Road

Some direction on encroachments within Regicnal right-of-ways would help to
ensure that lands to be taken through widening are not developed.

May 18, 2017
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allowances through appropriate protection policies in their
official plans and zoning by-laws.

A clause could be added to general provisions regarding encroachments being
prohibited without agreement.

9.C.37 - Transportaticn

The Region shall develop and implement policies respecting
necessary zoning provisions such as loading and parking
facilities. Such provisions will apply 1o lands lying within 46
metres of a Regional Road and must be incorporated in local by-
laws. These requirements shall be waived when suitable local
requlations are in operation.

The Draft Zoring by-law has sufficient policy regarding parking and loading
within proximity to Regional Roads.

9.C.42 - Designated Regional Road allowances that are not yet
owned by the Region shall be protected from development.

9.C.40 - In order to reduce the impact of the removal of on-gtrest
parking on Regional Roads and to ensure that an adequate
supply of parking is available where needed, jocal municipalities
will be encouraged to make suitable provisions in their zoning
by-laws and to develop and implement comprehensive off-sireet
parking programs.

Section 6

Section 6 outlines the parking requirements within the City.

9.F.2.7 - Request minimurm provisions for safe and secure
bicycle parking and end-of-trip change facilities in high activity
areas, such as work places and public facllities in Regional and
local policies and regulations (see also 9.F.9 and 8.F.12)

Section 6.7

Direction on the provision of bicycle parking is included within the draft zoning
by-law in Section 6,7

The Region and the local municipalities will ensure that
pedestrian and bicycle networks are infegrated into
transportation planning to:

¢) Encourage provision of appropriate and sufficient bicycle
parking facilities at major transit nodes and public and private
facilities.

Section 6.7

Provisions for bicycle parking are included within the zoning bylaw,

Policy 8.A.7 - Lands abutting existing and propesed sewage
treatment facilities shall be zoned to permit enly such compatible
land uses as industrial or open space. Where such zoning
cannof be developed, then suitable separation areas must be
incorporated between the freatment facilities and the proposed
development to minimize the impact of odour problems that may
be generated at such facilities. The separation distance will be
dependent on the nature of the development, the treatment
facility and other physically-related factors.

Schedules

The Region’s Welland Wastewater Treatment Plan and Welland Water
Treatment Plant are buffered by Open Space uses.

May 19, 2017
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May 19, 2017
Via Email Only

Mr. Grant Munday, BAA

-Manager of Development Approvals
City of Weiland

60 East Main Street

Welland, ON, L3B 3X4

Our File: PLZBA201700508

Dear Mr. Munday

Re: Niagara Peninsula Conservation Authority (NPCA) Comments
City’s New Comprehensive Zoning By-law

City of Welland
File No. 2015-09

The NPCA has received the draft Comprehensive Zoning By-law for the City of Welland,
We have reviewed the By-law and offer the following comments.

NPCA Policies

. The NPCA regulates watercourses, flood plains {(up to the 100 year flood level), Great
Lakes shorelines, hazardous land, valleylands, and wetlands under Ontario Regulation
155/06 of the Conservation Authorities Act. The NPCA's Policies, Procedures and
Guidelines for the Administration of Onfario Regulation155/06 and Land Use Planning
Policy Document (NPCA policies) provides direction for managing NPCA regulated
features.

There are numerous properties throughout the City that contain features regulated by the
NPCA. Based on our review, Schedule B appears to reflect NPCA regulation mapping
with respect to the 100 year Flood Plain and evaluated wetlands {(both non-provincially
significant and provincially significant). While the NPCA has mapping available for slopes
associated with valleylands, the accuracy of this mapping is such that it would not be
recommended for use in a Zoning By-law. Section 1.10(a) of the draft Zoning By-law
requires compliance with other legislation/regulations {(explicitly noting the NPCA). NPCA
staff support the inclusion of this wording.

The text of the draft Zoning By-law includes a Hazard (HA) Overlay, however, Schedule
B does not appear to use the HA Overlay. The 100 year flood plain appears to be included
within the Environmental Protection (EP) Overlay. While this approach achieves the
intent of NPCA policy, NPCA staff advise that it may be helpful to use the HA Overlay in
situations where the only feature is the 100 year flood plain. The current requirement to

1



remove the EP Overlay is an environmental impact study (EIS), which would not be the
appropriate study to address the 100 year flcod plain and may be misleading to property
owners. Section 10.4 provides regulations for the HA Overlay and generally requires a
property owner to obtain an NPCA Work Permit. NPCA staff have no objection to this
section.

Please note that NPCA staff have concerns with the use of an EP Overlay. The EP
Overlay includes provincially significant wetlands (PSWs), in which NPCA policies
typically prohibit development or site alteration. Passive uses are permitted subject to an
EIS. NPCA staff would have no objection to an EP zone that permits the same uses as
noted in Table 10.2.1, with the requirement for an EIS. This would be more in line with
NPCA policies.

Regional Official Plan — Chapter 7 (Natural Environment)

Under the terms of the Memorandum of Understanding between Niagara Region, the
local municipalities and the NPCA, the NPCA reviews all planning applications for
conformity with Chapter 7 (Natural Environment) of the Regional Official Plan (ROP).
There are many properties throughout the City that are designated Environmental
Protection Area (EPA) and Environmental Conservation Area (ECA) in the ROP. The
draft Zoning By-law provides definitions of EPA and ECA. These definitions indicate the
specific natural heritage features found within each zone type. These definitions appear
to conform to the ROP.

The delineation of EP Overlay and Environmental Conservation (EC) Overlay on
Schedule B is based on the recently approved City Official Plan, which contains more up-
to-date natural heritage mapping. The Region approved this mapping through approval
of the Welland OP. Therefore, NPCA staff considers the mapping of the EP Overlay and
EC Overlay on Schedule B to conform to Schedule C of the ROP.

The EC Overlay and EP Overlay permit various uses that are considered passive in their
nature. Section 10.5 and 10.6 both require the completion of an EIS before any uses in
an underlying zone can be permitted. These sections aisc require completion of a scoped
EIS before any of the uses in the EP Overlay and EC Overlay can occur. NPCA staff
generalily have no objection to this approach for ECA features, however, we recommend
that the City not-use an overlay for EPA features. EPA features typically are prohibited
with respect to development or site alteration. Passive uses are permitted subject to an
EIS. NPCA staff would have no objection to an EP zone that permits the same uses as
noted in Table 10.2.1, subject to the requirement for an EIS.

NPCA staff also recommend that any reference to “EIS Guidelines” in sections 10.5 and
10.8, should either indicate “Region of Niagara EIS Guidelines” or a definition be provided
for EIS Guidelines that references the Region of Niagara EIS Guidelines. This would
provide a property owner with the appropriate criteria under which an EIS is to be
completed.



Additional Advisory Comments

NPCA staff have attempted to identify areas where the EP Overlay and EC Overlay do
not apply. To assist City staff, a marked-up version of Schedule B is included with these
comments showing areas where there may be mapping errors. Please note that this is
not an exhaustive list of mapping errors and there may be other instances where mapping
errors were missed.

The Lyon’s Creek East Administrative Control Area is not identified in the draft Zoning
By-law. NPCA staff recommend that it be identified on Schedule B and a provision be
added to the General Provisions directing the reader to the Official Plan.

Section 10.4 (a) refers to the Welland Recreational Waterway shoreline. Typically, the
term “shoreline” is used by Conservation Authorities to refer to a Great Lake or large
inland lake and such is the case with the NPCA's policies. [t would be helpful to use a
different term (e.g. bank) and avoid any confusion between the language of the draft
Zoning By-law and NPCA policies. '

Conclusion

NPCA staff have no objection to the proposed draft Zoning By-law but do recommend
changing the EP Overlay to an EP zone. 1 hope this information is helpful. Please send
a copy of any staff reports to Committee/Council once they are available. If you have any
questions, please let me know.

Regards,

David Deluce, MCIP, RPP
Supervisor, Development Reviews (ext. 224)

o Mr. Craig Rohe, Region {email only)
Mr. Uton Samuels, NPCA {email only}
Ms. Lee Ann Hamilton, NPCA (email only)
Mr. Darren MacKenzie, C.Tech, rcsi, NPCA (emait only)
Mr. Steve Miller, P. Eng., NPCA (emall only}
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City of Welland
Zoning By-law Schedule "A"

The zoning map information published in this map bock is updated
from time to tome and is intended for general information purposes only.
The accuracy and/or completeness of the information cannot be guaranteed
as it is continually being updated. All information should be verified
independently with the official printed information obtained directly from
the City of Welland Planning Division. These maps may not necessarily be an
exact and/or current reproduction of the official documents. Exarnples of this are
presentation, or changes to the by-law that are in progress but not currently displayed.
Official versions of zoning maps and related information can be obtained from the
 City of Weliand Planning Division.
R
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“The information contained in this map may represent
unintended errors or distortions of fact and the City of Welland
{the City) makes no representations or warranties, express or
implied, as to the accuracy or completeness of the data and all
information should be verified independently. No part of these
drawings, or information, or hard copies made from them may
be reproduced and/or distributed without written permission
from the City."
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Grant Munday

From: Scaott Richardson

Sent: Wednesday, May 17, 2017 3.31 PM

To: Grant Munday

Cc: Marvin Ingebrigtsen

Subject: Carnprehensive ZBL request for comments
Grant,

Infrastructure Services has no comments ar requirements at this time.

C. Scoftt Richardson, C.E.T.

Engineering Technician - Development

Infrastructure & Development Services - Engineering Division
Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4

Phone: (905)735-1700 Ext. 2222

www.welland.ca

ONTARID s CANADA m 3

This email may contain confidential and/or privileged infarmation far the sale use of the intended recipient. Any review,
disclosure, or distributian by athers is strictly prohibited. If you have received this email in errar, please contact the sender
immediately and delete all copies.
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CITY OF WELLAND
PLANNING BUILDING
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Grant Munday

From:

Sent:

To:

Cc:

Subject:
Attachments:

Here are our comments.

Cheers,

ONTARIO« CANADA

Ali Khan

Thursday, May 11, 2017 11:07 AM
Rachelle Larocque; Grant Munday
James Cronshaw

Zoning Review

Zoning By-law Review.docx

Muhammad Ali Khan, M.A.Sc; P.Eng.

Supervisor Traffic,Parking & Bylaws

Infrastructure and Development Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (805)735-1700 Ext. 2202 Fax: (905)735-7184
www.welland.ca

£l

This email may contain confidential andfor privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies. '



Grant/ Rachelle:

Here are the comments from the By-law Enforcement Division,

Section 5.12 — Fences and Privacy Screens:
Proposed:
Fences and walls are permitted in all Zones subject to the following provisions:

5.12.1 Provision Applicable to All Zones

No barbed wire, spire tips, razor wire, sharp objects 6r electrically charged fences shall
be permitted. ’

~ Section 5.30 (d)

Any use which is offensive or dangerous by reason of the emission of obnoxious odour, smoke,
dust, gas, fumes, liquid, noise, vibration or refuse matter,




4:
5.34 Satellite Dishes

No person shall erect a satellite signal broadcast or receiving dish that exceeds 1.5 metres in
diameter, except in accordance with the following provisions:

a) Notwithstanding the foregoing, satellite signal broadcast or receiving dishes may be erected
on the roof of a building in any Commercial Zone, Industrial Zone or Institutional Zone subject to
applicable Building Code Requirements.

b} The maximum height of any ground mounted satellite signal broadcast or receiving dish
which may be erected on a lot abutting any Residential Zone shall be 5.5 metres measured from -
the ground to the highest part of the dish.

¢) No satellite dish exceeding 1.5 metres in diameter shall be permitted in a Residential or
Institutional Zone; '

5.41.1 Distance from Lot Line

No person shall locate any part of a private outdoor swimming poot or hot tub, closer than 1.22
metres to any rear or interior side lot line, nor closer than 4.5 metres to any exterior side lot line.

6:
5.41.2 Treatment Equipment

Except where such equipment is located within a main or accessory building, no water
circulating or treatment equipment shall be located closer than 0.9 metres te any lot line.




7:
Definition of STRUCTURE:

8
6.14 Vehicles Prohibited in Residential and Mixed Use Zones

The parking and storage of the following vehicles are prohibited outside of building on all lots in
a Residential and Mixed Use Zone:

a) Unlicensed motor vehicles;
g) Vehicles in a wrecked, dismantled, or inoperative condition.

Boarding or Lodging House Means a dwelling in which
the proprietor supplies, for
gain lodging, with or without
meals, to more than three
persons, but does not
include a group home,
hotel, hospital, nursing
home or other
establishment otherwise
classified or defined in this
By-law.






DISTRlCT SCHOOL BOARD OF NIAGARA

181 CARLTON ST, = ST. CATHARINES, ON * LZR7P4 = 905-641-1550 = DSBN.ORG
Mr. Grant Munday

CEIVED =1
Planning Supervisor 2 B B Foems

Infrastructure & Development Services

City of Weliand JUN- 1 2
60 East Main Street
Welland, ON L3B 3X4

May 30, 2017

CITY OF WELLAND
PLANNING - BUILDING

Dear Mr. Munday:

Re: Draft Comprehensive Zoning By-taw - 2017

Thank you for circulating the District School Board of Niagara (DSBN) the notice of public meeting for the draft City
of Welland Comprehensive Zoning By-law. The new {draft) Zoning By-law is being prepared to bring the existing
By-law into conformity with the City’s recently adopted Official Plan. The new Zoning By-law will implement the
development vision of the City of Welland Official Plan, and be an easily understood document to the general public.

The DSBN’s interest is to ensure its schools within Welland are reflected appropriately in the new Zoning By-law
and that nearby zones are compatible with the existing school uses. The DSBN has eight elementary and two
secondary school sites, which are located within established neighbourhoods that are predominantly residential in
nature.

Under the City’s existing Zoning By-law the DSBN's schools are zoned in either a residential (R1, RM2)}, open space
(02), or institutional (IN1} zone. The IN1 zone permits school uses while the residential and open space zone
categories do not. Of the DSBN’s ten schools, only one is currently zoned IN1. Despite this, section 5.16 of the
existing Zoning By-law contains provisions that allow public uses in all zones. Specifically, 5.16 {b} and (c} read as
follows:

5.16  USES PERMITTED IN ALL ZONES
Notwithstanding any other provisions of this By-law:

(b) The City of Welland, The Regional Municipality of Niagara, the District School Board of Niagara, the Niagara
Catholic District School Board, the Conseif scolaire de district du Centre Sud-Ouest, the Consefl scolaire de district
catholique Centre-Sud, the Province of Ontario, the Government of Canada, or any department or board of any of
the above, any utility company, Niagara College of Applied Arts and Technology and Brock University may USE any
fand or may ERECT or USE any BUILDING or STRUCTURE for any public purpose provided that: {By-law 2010-99)

(i) any BUILDING or STRUCTURE USED or occupied shalf be located, designed and landscaped in accordance
with the general character of the Zone in which such BUILDING or STRUCTURE or fand is located; (By-law
2010-99)

(c) where such USE is located in a Residential Zone, it shalf comply with the area requirements af Section 6.8;



This provision would allow school uses, as well as the construction of any building or structure for a school use, in
any zone category subject to certain design and yard setback conditions.

Under the new Comprehensive Zoning By-Law, the elementary school sites are proposed to be zoned RL2
(Residential Low Density 2). The RL2 zone permits a range of residential uses. Public schools are not listed as a
permitted use in the RL2 zone. The Eastdale Secondary School site is proposed to be zoned INS1 (Institutional) and
the Welland Centennial Secondary School site INSH {Health and Wellness}). The INS1and INSH zones permit a range
of institutional uses that include, for instance, educational establishments, hospitals, and places of worship. In
addition, some commercial and residential uses are permitted in the INS1 and INSH zones. Eastdale Secondary
School would be permitted as an educational establishment in the proposed INS1 zone. The INSH zone applied to
Welland Centennial Secondary School, however, limits educational establishments to only College or University
uses.

Elementary and secondary schools are not expressly listed as permitted uses in the RL2 or INSH zones but, similar
to the existing Zoning By-law, the general provisions under section 5.31 permit public uses on any lands within the
City. Section 5.31 (a} and (b) read as follows:

5.31 Public Uses

a) Nothing in this By-law shall prevent the use of any land as a public use provided by or on behalf of the City
of Welland, Regional Municipolity of Niagara or Province of Ontario, the District School Board of Niagara,
the Niagara Catholic District School Board, the Conseil scolaire de district du Centre Sud-Ouest, the Conseil
scolaire de district catholiqgue Centre-Sud, the Government of Canada, or any department or board of any of
the above, any utility company, Niagara College of Applied Arts and Technology and Brock University.

b) Nothing in this By-law shalf prevent the use of any land for the erection of buildings or structures, or the
installation of other facilities essential to the operation of water works, or sanitary operations, street
lighting, cable and telephone lines, raifways, and works for the transmission of gas, oil, water or electrical
power or energy, provided that any such use, building or structure shall be in substantial compliance with
the relevant provision of this By-law.

Although section 5.31 {a) allows the use of any land as a public use, it does not include a reference to the
construction of any building or structure for a public use as the existing By-law does. The Definitions section {4.0)
of the proposed Zoning By-law defines “use” and “erect” as two distinct terms. The definition of “use” speaks to
the purpose for which any lot, building, structure or premise is arranged, designed, intended, occupied or
maintained. The definition of “erect” is to build, construct, reconstruct, move or enlarge a building or structure.
Section 5.31 (b) references the use of any land for the erection of buildings or structures, or the instailation of
facilities essential to the operation of several public works and utilities uses. DSBN Planning staff were having
difficulty determining the intent of 5.31 {b) and its relation to 5.31 (a), if any. |s the intent to include the erection
of buildings or structures provided by the agencies listed in 5.31 (a) for public uses, or is the reference only to
buildings or structures essential to the operation of the public works or utilities listed? This section would benefit
from modifications to improve clarity.

The DSBN’s schools often have accessory uses, buildings and/or structures. The public school use would be
permitted in any zone category but section S.31 does not specifically list uses, buildings, or structures accessory to
the main public use. The proposed Zoning By-law’s general provisions of section 5.3 allows any building, structure,
or use accessory to a permitted main use, and the individual zone categories throughout the By-law specifically list
accessory uses, buildings, and structures under the permitted uses. For clarity, and to be consistent with the rest



of the By-law document, section 5.31 should include language that specifically permits accessory uses, buildings,
and/or structures to the main public use,

Clarity in a Zoning By-law is important to ensure all parties understand the permissions and regulations for existing
and future development. This allows development to proceed efficiently. Accordingly, DSBN Planning staff requests
that section 5.31 include additional language to clarify that any land can be used by public agencies for the erection
of buildings and structures for public uses and that accessory buildings, structures, and uses are permitted.

DSBN Planning staff generally has no objections to the proposed new Comprehensive Zoning By-law or the proposed
zone categories for the DSBN’s school sites given that section 5.31 permits uses provided by the DSBN, and other
public agencies, ta be located city-wide, in any zone, This represents a pro-active strategy that not only provides
flexibility and support to public agencies but also reflects the City’s longer-term vision for future development
and/or redevelopment. However, DSBN Planning staff request that the City clarify section 5.31 as noted above.

Hf you have any questions feel free to contact me at ext. 54225.

Sincerely,

Sue Mabee, MCIP, RPP
Supervisor of Planning Services
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Ministry of Housing Ministere du Logemént })"’ Ontarlo

Municlpal Services Office
Ceniral Ontario

777 Bay Street, 13" Floor
Toronto ON MSG ZE5
Phone: 416 585-6226
Facsimile: 416 585-6882
Toll-Free: 1 800 668-0230

Bureau-des services aux municipalités
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February 7, 2017 Via Email and Regular Mail

Brian E. Dick, MCIP, RPP

Senior Planner, Growth Management
Planning & Development. Services
Regional Municipality of Niagara
1815 Sir Isaac Brock Parkway

B.O. Box 1042

Thorold, ON

L2V 4T7

Dear Mr. Dick;

RE: Proposed Regional Official Plan Amendment No.7
Urban Boundary Modification for the City of Welland

26-EOPA-144532

Thank you for circulating the draft Niagara Region Official Plan Amendment No.7
(ROPA 7} to the Ministry of Municipal Affairs (MMA) for comments. I should be noted
that no supporting materials were provided with this circulation. Through your letter
dated January 26, 2016, it is MMA’s understanding that ROPA 7 seeks to remaove
approximately 110 hectarés of land from Niagara Region's Urban Aré& Boundary in the
City of Welland (Welland) and re-designate these from ‘Urban Area’ to ‘Rural Area’.
The proposed re-designation of lands (subject lands) are located north of Forks Road
and east of Highway 58 in the southwest corner of the City of Welland.

MMA understands that the City of Welland, through their latest Official Plan (OP} review
process, conducted a municipal comprehensive review and adopted a new Official Plan
on May 4, 2010. The new OP proposed to remove the subject lands from the urban
houndary and designate them as ‘Rural’ and ‘Core Natural Heritage System,
Environmental Conservation Area’. Niagara Regional Council approved the Welland
OP on October 21, 2011 and deferred its decision on the subject lands until the
Region's OP could be amended to be consistent with Welland’s OP.

Through a review of MMA’s file on the 2010 Welland OP, the subject lands appear to be
designated ‘Light Industrial Area’ and ‘Special Status Area’ in the in-effect Welland
Official Plan (1852). Permitted uses within the ‘Light Industrial Area’ include dry




industrial uses, outdoor storage, light warehousing, auto service garage, car wash and
small industrial malfls. The ‘Special Status Area' permits rural residential uses and non-
intensive livestock agricultural operations. Currently the lands in the northern portion of
the subject lands appear to be used for fight industrial uses, the eastern strip of lands
along Golbome Street for rural residenfial and the remainder for agricultural. MMA
understands, through Welland’s OP review process that the subject lands are not
serviced, and Welland is not intending to extend services within the planning horizon of
the 2010 OP. '

MMA has reviewed draft ROPA 7 for consistency with the Provincial Policy Statement
{PPS} and conformity with the Growth Plan for the Greater Golden Horseshoe. As
MMA is not the approval authority for ROPA 7, and based on the limited information
provided, the following comments are provided for the Region's consideration.

Provincial Policy Statement

Agriculture
PPS 2.3.1 requires that prime agricuftural areas shall be protected for long-term use for

agriculture. Prime Agricultural Areas are defined under the PPS as areas where prime
agricultural lands predominate. This includes areas of prime agricultural lands and
associated Canada Land Inventory Class 4 through 7 lands, and additional areas where
there is a local concentration of farms which exist. Prime agriculfural lands are defined
under the PPS as specialty crop areas and/or Canada L.and Inventory Class 1, 2, and 3
lands. PPS policy 2.3.2 requires that planning authorities shall desighate prime
agriculfural areas and specialfy crop areas in accordance with guidelines developed by
the Province, as amended from time to time.

Based on a review of Provincial soil capability for agriculture mapping and aerial
photography, the majority of the subject lands are Canada Land Inventory Class 3 lands
and are being used for agricultural purposes. In 2010, the Ministry of Agriculture, Food
and Rural Affairs (OMAFRA) provided comments fo MMA on the adopted City of
Welland OP. These comments stated that they were not aware of any study that had
been completed to justify the designation of the subject lands as 'Rural Area’. In
addition, OMAFRA noted that the subject lands adjoined blocks of tand to the west and
south that also comprised prime agricuftural land, are designated 'Good General
Agriculture Area’, and are used for agricultural purposes. OMAFRA noted that in
absence of any studies to justify the designation of the subjet lands, it would appear
reasonable that the subject lands should also be designated ‘Good General Agriculture
Area’ and not ‘Rural Area’, Given the foregoing, at least a portion of the subject lands
appear to meet the definition of prime agricuitural fands and should be considered part
of a prime agriculfural area under the PPS. The Region will need to determine the
appropriate designation(s) for the subject [ands to ensure consistency with the PPS.



Sufficient Supply of Land
PFS Policy 1.1.2 requires municipalities to ensure that sufficient land shall be made

available to accommodate an appropriate range and mix of land uses to meet projected
needs for a time horizon of up to 20 years. Through the review of the 2010 Welland OP,
MMA understands that Welland determined that it does not require the subject lands to
accommodate development needs within the 20 year planning horizon.

Growth Plan
The subject lands include portions of land identified within the Built Boundary for the

Growth Plan for the Greater Golden Horseshoe (2006) paper, and the Region of
Niagara Official Plan, as built-up area and designated greenfield area. Policy 2.2.3.1 of
the Growth Plan requires a minimum of 40 per cent of all residential development occur
annually across the upper tier municipality within the buift-up area. Policy 2.2.7.2
requires the designated greenfield area of each upper tier municipality be planned to
achieve a minimum density target that is not less than 50 residents and jobs combined
per hectare. The Region should ensure that if the subject lands are removed from the
urban area boundary, the 40 per cent infensification target in the buifi-up area and
density farget for the designated greenfield area can be met across the Region to
conform with the Growth Plan.

Technical Comments ‘
ROPA 7 speaks to amending 'other schedules’. It is recommended, for clarity, that
ROPA 7 reference and include all amended schedules with the land use designation
changes. The preamble to the amendmernit should also be revised to reflect the Growth
Plan for the Greater Golden Horseshoe rather than ‘Places to Grow Plan’ or ‘Provincial
Growth Plan’ as well as a full list of OP Schedules to be amended and the appropriate

designation changes.

Provingial Plan Review and Development -

As the Region is aware, the province is undertaking a coordinated review of provincial
land use plans, including the Growth Plan for the Greater Golden Horseshoe. MMA’s
mandate letter of September 23, 2016 commits to finalizing the co-ordinated review of

the plans by early winter 2017.

Consultation with Indigenous Communities

MMA would like to take this opportunity to remind the Region that, as per PPS Policy
1.2.2, planning authorities are encouraged fo coordinate planning matters with
Indigenous communities. First Nations and Métis communities, whose interests may be
impacted by planning decisions, should be engaged to ensure that they have adequate

opportunity to participate fully in the process.




Conclusion

Thank you again for providing the opportunity to review draft ROPA 7. if you have any
questions or wish to discuss these comments in more detail, please do not hesitate to
contact me at (416) 585-6741 or by email at Caroline.Samuel@antario.ca.

Caroline Samuel, MCIP, RPP
Senior Planner, Community Planning and Development (West)
Municipal Services Office — Central Ontario

c. Jackie Van de Valk, OMAFRA
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ONTARIO» CARADA

May 19, 2017

Selina Volpatti, Chair

And Members of the Planning and Economic Development Committee
Region of Niagara

2201 8t. Davids Road

Thorold, Ontario

L2V 4T7

Dear Madam and Members of the Committee

Re: Reagional Official Plan Amendment 7 (ROPA 7) - Froude Lands

On April 19, 2017, Regional Planning and Economic Development Committee considered
Report PDS 5-2017 dealing with lands in the southwest area of the City of Welland (known as
the Froude lands). The Recommendation of this Report was, in essence, threefold: 1. to lift the
deferral applied to the subject lands; 2. to approve Regional Official Plan Amendment No. 7
(ROPA 7) to deal with a request from the City for an Urban Area Boundary Modification to
remove the subject lands from within the City's urban boundary; and, 3. to re-designate said
lands to a Rura! designation. The preparation of a Regional Official Plan Amendment was
precipitated by the approval of the City’s Official Plan in 2010 which removed these lands from
its urban boundary and re-designated the lands from Light Industrial and Special Status Area to
Rural. Since that time, consideration of these lands has been deferred as originally requested
by the owners. It is our understanding that not all owners of fand within the area shown on
Appendix 1 are opposed to the Rural designation and removal of the lands from the City’s urban
boundary. A number of them are agreeable to the Rural designation and its associated policies
as proposed.

At the April 19, 2017 Planning and Economic Development Committee Meeting the following
Motion was passed:

That Report PDS 5-2017 be referred to Staff of the City of Welland and Niagara
Region to provide more information on the concept of a rural residential
designation at a high level analysis.

In order to respond to the Motion of the Committee, the concept of rural residential development
proposed by the owners of the subject lands is addressed below. In addition to historical
information concerning these lands, the concept of rurat residential development as proposed is
reviewed in the context of the current planning framework.

Bridging the past, present and futute
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The subject lands encompassing approximately 110 hectares (272 acres) are located in the
southwest area of the City of Welland more specifically described as being located north of
Forks Road, south of the Canadian National Railway Line, west of Colborne Street and the
Welland Recreational Waterway, and east of Highway 58. The subject area can be described
as being occupied by residences Jocated along Colborne Street with the fands immediately
behind these existing residences being actively farmed. Natural Heritage features also exist
within the area in question; two (2) significant woodiots exist within the Kleiner Road Wetland
Complex. in addition, a highly vulnerable aquifer is present. '

These lands were removed from within the City's urban area boundary during the preparation of
the City's Official Plan which was adopted by Cify Council on May 4, 2010. Prior to being re-
designated Rural by the new Official Plan, these lands were subject to policies contained in the
City 1988 Official Plan Amendment No. 67 which designated the westerly portion of the lands
Light industrial and the easterly portion Special Status Area, The Light Industrial designation
encompassing approximately 45 of the 110 hectares permitted clean and dry small industries.
As well, farming operations were permitted. With respect to the Special Status Area designation
{65 of the 110 hectares), the intent of the Amendment No. 67 was to maintain the rural and rural
residential character of the area until hard services could be justified in terms of demand for
urban residential development and until all other residentially designated lands within the
Amendment Area were substantially developed. In order to trigger the provision of servicing, a
substantial amount of the existing draft plan approved units would need to be developed.

- Gurrently, an estimated 1,200+ (at the time of the approval of the City's Official Plan the

estimated number of draft approved units was approximately 1,000 units) residential units in
draft approved plans exist and, as per the current policies contained in Official Plan Amendment
No. 67, a substantial number of which would need to be constructed prior to servicing being
extended. Growth in this area of the City is very slow with a very small number of units being
constructed relative to the remainder of the City. Therefore, during its comprehensive review in
the preparation of the City’s Official Plan, the subject lands were designated Rural and removed
from the City's urban area boundary as it was not anticipated that the City would be servicing
these lands within the 20 year time horizon envisioned by the Plan. Councii in their adoption of
the Plan concurred with this approach. The proposed maodification to the Region's urban area
boundary to exclude these lands and re-designate them from Urban to Rural would result in the
City's 2010 adopted Official Plan and the Regicnal Policy Plan being aligned.

Both the PPS and the Growth Plan contain policies which allow a municipality to make
adjustments to its urban area boundary. Specifics in this regard for each of these documents
are outlined below.

Policy 1.1.3.7 of the PPS states that planning authorities shall establish and implement phasing
policies to ensure: 1. that specified targets for intensification and redevelopment are achieved
prior to, or concurrent with, new development within designated growth areas; and, 2. the
orderly progression of development within designated growth areas and the timely provision of
the infrastructure and pubiic service facilities required to meet current and projected needs.

Based on the above noted Policy, a municipality can make adjustments to its urban area
boundary. As noted previously, the City in the preparation of its Official Plan determined that
the subject lands would not be developed within the time horizon of said Pian as there is no
existing infrastructure and the cost of servicing these lands is prohibitive. It was therefore
recommended that the urban area boundary be adjusted to remove the subject lands.

Bridging the past, present and future




Simiiar to the PPS, the Growth Plan also contains policies which permit adjustments to urban
area boundaties through a specific process. Section 2.2.8 of the Growth Plan states that urban
area boundaries can be considered for adjustment only through a municipal comprehensive
review (MCR). Such a review was undertaken by the City in support of its Official Plan. As
noted previously, the MCR concluded that the subject lands would not be developed within the
20 year timeframe of the Plan and therefore, they were designated Rural and removed from the
City’s urban area boundary.

Policy 1.1.3.2 of the PPS addressing settlement areas states that “Land use patterns within
settlement areas shall be based on:

a) Densities and a mix of land uses which:

1. Efficiently use land and resources;

2. Are appropriate for, and efficiently use, the infrastructure and public
service faciiities which are pianned or avaitable, and avoid the need
for their unjustified and/or uneconomical expansion; ,

3. Minimize negative impacts to air quality and climate change, and
promote energy efficiency;

4. Support active transportation;

5. Are transit-supportive, where transit is planned, exists or may be
developed; and,

6. Are freight-supportive

Based on the foregoing, maintaining the subject lands within the City's urban area boundary
would represent an uneconomical expansion of infrastructure and public service facilities.

In addition, the subject area is mostly composed of Class 3 soils (Canada Land Inventory (CL)
Mapping of Soil Capability for Agriculture) which are considered prime agricultural lands. Policy
2.3.1 of the PPS requires that prime agricultural areas shall be protected for long-tarm use for
agriculture. Prime agricultural lands are defined under the PPS and include areas where prime
agricultural lands predominate. This includes specialty crop areas and/or Canada Land
Inventory (CLI) Classes 1, 2, and 3 lands, PPS Policy 2.3.2 requires that planning authorities
designate prime agricultural areas and speciaity crop areas in accordance with guidelines
development by the Provinces, as amended from time to time.

A majority of the subject fands are identified as Class 3 lands, A significant amount of these
tands have been, and continue to be, actively farmed. Research has found that the properties
within this area are taking advantage of the Farm Property Class Tax Rate Program which
permits property taxes to be decreased as a result of the fact that the lands are actively farmed.

As part of the approval process for the ROPA 7, various agencies were circulated details
regarding the purpose and effect of ROPA 7. The Ontario Ministry of Agriculture, Food and
Rural Affairs has advised that based on its review (including the composition and use of the
lands), and in the absence of any studies to justify the Rural designation as proposed, the
subject lands should be designated Good General Agriculture and not Rural. The Good
General Agriculture designation would recognize the composition of the area as prime
agriculture under the PPS and therefore the Good General Agricuiture designation would be
consistent with the agricultural policies contained in the PPS. The objective of said poiicies is fo
protect agricultural lands and therefore, non-agricultural uses are not permitted.

Bridging the past, present and future




Under a Rural designation, limited development opportunities exist which could occur in the
immaediate time horizon. The estate residential development concept submitted on behaif of the
owners is not permitted under the Growth Plan. Specifically, Policy 2.2.9.3 of the Provincial
Growth Plan new multiple lots and units for residential development are to be directed to
settiement areas (such as hamlets, villages). No designated hamlets exist within the City. As
well, the City's Official Plan does not permit Estate Residential development in its rurai area.
The Rural designation would provide an opportunity to create lots for development through the
consent (severance) process. To this end, it has been estimated, based on environmental
constraints, access and parcel size that three (3) additional regularly shaped lots may be
possible. Lot creation limited to three (3) is pemitted by Policy 2.2.9.3 of the Growth Plan.

The subject lands were incorporated in the Urban Area by Regional Policy Plan Amendment 29
in October 1988. Prior to that, they were considered non-urban. As noted previously, Official
Plan Amendment No. 87 states, in Section 9, “the area bounded by the Canadian National-
Canadian Pacific Railways tunnel route on the north, Colborne Street on the east, the Canadian
National Railway on the south, and the former N.S. and T. frolley line Jands on the west, shall be
a Special Status Area.

It is the intent of Welland Official Plan Amendment No. 67 (1988) to maintain the rural
residential character of the Special Status Area at present, until such time as hard service
extension i.e., piped water and sewerage, can be justified in terms of demand for urban
residential development.

One of the Objectives, Arlicle 9.1 is “To maintain the rural residential character of the Special
Status Area, for the present, and to guide development in the Area to urban residential use in
the future.”

Under Policies, the following articles strengthen the decision to adjust the boundaries:

9.3 Lands in the Special Status Area shall be governed by the policies contained in the
Rural Residential section of this Amendment,

9.4 In addition to the permitted uses contained in the Rural Residential section of this
Amendment, non-intensive livestock agricultural operations may also be pemitted in the Special
Status Area.

9.5  No City piped water or sewage services shall be exiended to the Special Status Are until
all other residential designated lands within the urban area boundary in the Amendment Area
are substantially developed.

At the time the City’s Official Plan was approved till today there are undeveloped lands
remaining in the Amendment Area which will take several years to complete. As well, at the
time of the approval of the City’s Officlal Pian, the applicable Growth Management Strategy
indicated that the City had a thirty-two (32) year supply of residential iand, much longer than the
timeframe envisioned by the Official Plan. As noted previously, it was not anticipated that the
City will be servicing land in this portion of the City within the timeframe of this Pian as the lands
were not contemplated for development within the next twenty (20) years, The City therefore
removed these lands from its urban houndary.

The owners of a portion of the tands encompassed by the Light Industrial and Special Status
Area have suggested that their lands within the Amendment Area be used for rural residential




purposes. To this end, they have had prepared a concept plan that permits twenty-seven (27)
residential lots accessed by private roads and to be serviced by private water and sewerage
systems. The size of the proposed lots range in frontage and area but can be described as
estate type lots. The Policy originally applicable to these lands contemplates that the rural
character be maintained within that portion of lands designated Special Status Area. The
concept plan provided by the owners proposed residential development in the area designated
as Light Industrial by OPA 67 where no such development was contemplated in 1988 when the
Amendment was passed.

As noted previously, Official Plan Amendment No. 87 designated part of the lands in question
employment lands (Light Industrial). As set out in the both Provincial Plans, a change in
designation from employment to residential would be considered an employment land
conversion and, as such, a case wouid need to be made as to why the conversion is
appropriate in the context of the City and the Region as a whole through a MCR. As part of its'
preparation of the Official Plan, the City determined that the lands designated Light industrial
could be re-designated Rural however, the use of these lands for other than Rural purposes
(residential as contemplated) was not reviewed.

The reasons as to why the City removed the subject lands from within its urban area boundary
and re-designated the lands from Special Status Area and Light Industrial designation to Rural
are clear. The proposal for estate residential development is not contemplated anywhere within
the City. These lands were to be considered rural until such time as urban services are
extended to this area. The extension of such services was not contemplated within the time
horizon of the Official Plan.

fn conclusion and as outlined in the foregoing, the City through the comprehensive review and
preparation of its Official Plan determined that removing the subject lands from its urban area
represented good planning and was consistent with Provincial and Regional planning poiicies.

Yours truly,

)}j)fi;'-c“ ) r’ﬁ’\ “' (I[:/_‘P(; ‘ ~
'Rose Di Felice, M.PI.,M.Sc.,MCIP, RPP
Manager of Policy Planning
RD:km

Encls.

Copy: Regional Clerk

 Bridging the past, present and future




Grant Munday

From: Boucetta, Alexandra (MTO) <Alexandra.Boucetta@ontario.ca>

Sent: Monday, May 29, 2017 7:38 AM

To: Grant Munday

Subject: FW: Notice of Pubiic Information Meeting and Statutory Public Meeting & Revised Zoning By-
law and Maps - New Comprehensive Zoning By-law

Attachments: File 2015-09 Public Notice-May16-17.pdf

ECEIVED
Dear Grant, ‘ MAY 2 9 2017

The following properties are not within permit control area: C‘ T EF VAt 1
60 East Main Street, Welland. ]2 ”;YF !F WELLAND
| PLANNING ~ BUILDING

The Ministry of Transportation does not have any comments,
Please do not hesitate to contact me if you have any further questions.

Kindest Regards,

ﬂlexandra -

Corridor Managment Officer — Niagara Region

Ministry of Transportation | Corridor Management Section | Niagara Region
159 Sir William Hearst Avenue, 7" floor Building D, Downsview, ON M3M 0B7
{416} 235-3883 | Alexandra.Boucetta@ontario.ca

From: Nunes, Paul (MTO)

Sent: May 17, 2017 10:10 AM

To: Polus, Asia (MTO); Boucetta, Alexandra (MTO) .
Subject: FW: Notice of Public Information Meeting and Statutory Public Meeting & Revised Zoning By-law and Maps -
New Comprehensive Zoning By-law

FYl,

Paul Nunes | Corridor Management Officer

Ministry of Transportation | Corridor Management Section | York Region

159 Sir William Hearst Avenue, 7™ floor Building D, Downsview, ON M3M 0B7
(416) 235-5559 | paul.nunes@cntario.ca

Confidentiality Warning: This message and any attachments may contain PRIVILEGED and CONFIDENTIAL INFORMATION and is intended only for
the use of the recipient(s). If you are not the intended recipient, you are hereby notified that any review, retransmission, conversion to hard copy,
copying, circulation or other use of this message and any attachments is strictfy prohibited. If you have received this message in efior, please
immediately notify the sender by return e-mail, and delete this message and any attachments from your system. Thank you.



Grant Munday

From: Bitonti, Louis (MMA/MHQO) <Louis.Bitonti@ontario.ca>

Sent: Thursday, May 4, 2017 9:43 AM

To: Grant Munday

Cec: Lyons, Darryl (MMA/MHO)

Subject: Welland draft Comprehensive ZBL and GE MZO

Attachments: MMA commaents on draft Welland ZBL and Welland GE MZ0.docx
Hi Grant,

Further to the telephone conference call this morning with yourself and Rose, please find attached a
summary of the ministry’s comments as it relates to the draft Zoning By-law and the GE MZO.

We understand from the call, you will be preparing a site-specific zone for the GE site to reflect the
MZO.

Kind regards,

Louis Bitonti, RPP

Senior Planner

Ministry of Municipal Affairs

Municipal Services Office - Central Ontario
Tel: 416-585-6910

Fax: 416-585-6882

ECEIV]
MAY 04 2017

CITY OF WELLAN
D
PLANNING - BUILDING

Please consider the environment before printing this email note.



Draft City of Welland Comprehensive Zoning By-law (April 2017) C:ompariewﬁvgiﬁ\ 201

e Table12.2.1: Permitted uses in the GEC Zone:

o]

GE MZO (Ont. Reg. 322/16, General Electric) CITY OF WELLAND
PLANNING - BUILDING

Bulk Storage is permitted but as per the MZO it is “the bulk storage of
petroleum, petroleum products, chemicals, gases or similar substances
used in conjunction with the other uses on the site”. This should be
revised to clarify as there is no definition for bulk storage.

Commercial Greenhouse is permitted but this is usually regarded as an
“agricultural use” and not an industrial use and is not listed in the MZO as
a permitted use. Therefore, this use should be removed.

Generating Plant is listed as a permitted use but the MZO identifies this
use an accessory use. This should be revised to clarify this is an
accessory use.

Heavy Equipment, Sales, Rental and Service is listed as a permitted use
but the MZO identifies this as an accessory use. This should be revised to
clarify this is an accessory use.

Hotel/Motel is listed as a permitted use but this is not permitted by the
MZO. Therefore, this use should be removed.

Light Equipment/Machinery Sales, Rental and Service Establishment is
listed as a permitted use but the MZO identifies this as an accessory use.
This should be revised to clarify this is an accessory use. '
Offices are listed as a permitted use but the MZO identifies offices as an
accessory use. This should be revised to clarify this is an accessory use.
Manufacturing/Showroom is listed as a permitted use but the MZO
identifies a showroom and area for sales and display inciuding the outdoor
display of equipment and machinery as an accessory use. This should be
revised to clarify this is an accessory use.

Parking Lot is listed as a permitted use but the MZO identifies this as an
accessory use. This should be revised to clarify this is an accessory use.
Sleeping Facilities for Occasional Use is listed as a permitted use but the
MZO identifies this as an accessory use. This should be revised to clarify
this is an accessory use.

Training Facilities is listed as a permitted use but the MZO identifies
facilities for training employees and vendors as an accessory use. This
should be revised to clarify this is an accessory use.

Warehouse/Public Storage is listed as a permitted use but the MZO does
not permit public storage. The MZO permits buik storage of petroleum,
petroleum products, chemicals, gases or similar substances used in
conjunction with the uses on the site and accessory uses of indoor and
outdoor storage and distribution of products, parts, equipment, machinery,




goods, materials, substances and containers. This should be revised to a
‘warehouse and distribution’ type of permitted use and remove the ‘Public
Storage’' use.

¢ Table 12.3.1: Regulations for Industrial Zones in the GEC Zone:

o The Side Yard (minimum) is 0 metres. The MZO identifies minimum side
yard setbacks, in particular 14 metres on the east side abutting the Hwy
140. The ZBL needs to include the side yard setbacks identified in the
MZO. Note: as clarified on the May 5 telephone call, the 14 metres side
yard setback is included in section 5.37 (setbacks requirements adjacent
to provincial highway). The other side yard setbacks need to be included:
4.5 metres on the west side and 8.7 metres on the north-west side.

o The Rear Yard {(minimumy} is 3.0 metres. The MZO identifies a minimum
rear side yard setback is 4.5 metres. This needs to be corrected.

o The Building Height (maximum) says in the ZBL there is no maximum.
The MZO identifies a maximum height of all buildings and structures is 30
metres. This needs to be corrected.

o The ZBL also states there is no maximum lot coverage and no maximum
total floor area for any building or structure so these provisions should be
included in the ZBL.

+ Parking Standards:

o For parking, the MZO includes a provision that the minimum number of
parking spaces is 1 space for each 180 square metres of gross floor area
of all buildings. Note: See Table 6.4.6 Industrial Uses — Required
Parking Spaces where the MZO has been incorporated into the industrial
uses parking requirements. For where the specific uses are not listed the
last line says for “other industrial uses not listed above” it is 1 space for
each 180 square metres of gross floor area.



Grant Munday

From: Lyons, Darryl (MMA/MHO) <Darryl.Lyons@ontario.ca>

Sent: Tuesday, May 2, 2017 8:03 AM

To: Grant Munday

Subject: FW: City of Welland Draft Comprehensive Zoning By-law & Notice Public Open House
Hi Grant,

| was hoping we could tee up a call to discuss the draft comprehensive zoning by-law. Having reviewed the draft against
the GE Minister’s Zoning Order it appears that there are areas where it may not conform or goes beyond the
permissions granted by the Minister, which should be remedied for that site.

Can you also please update your mailing list to include me as fortunately Mark forwarded this before he moved on to
another job.

Thanks,
Darryl

sy

L)

CITY Ve L LAND
F’LANNH\!(J - BUILDING

Darryl Lyons, M.Pl., MCIP, RPP

Manager, Community Planning and Development (West)
Municipal Services Office — Central Ontario | Ministry of Municipal Affairs | Ministry of Housing
777 Bay Street, 13th Floor, Toronto, Ontario, M5G 2E5 .

Ph: 416-585-6048 | Toll Free: 1-800-668-0230 | darryl.lyons@ontario.ca

From Chnstie Mark (MMA/MHO)

Sent: April 21, 2017 1:33 PM

To: Lyons, Darryl {MMA/MHO}

Subject: Fw: City of Welland Draft Comprehensive Zoning By-law & Notice Public Open House

Mark

From: Grant Munday <grant.munday@welland.ca>
Sent: Friday, April 21, 2017 1:26 PM

To: Grant Munday
Subject; City of Welland Draft Comprehensive Zoning By-law & Notice Public Open House

The City of Welland has developed a draft single new Comprehensive Zoning By-law with the goal of
creating a single and progressive regulatory document which appropriately implements Provincial,
Regional and Local policies.

A Public Open House will be held on May 11, 2017 between 6pm and Spm in the Council
Chambers, Welland City Hall, 2nd Floor, 60 East Main Street, Welland, Ontario. We need your
input! Comments are due by May 12, 2017. The final Public Information Meeting and Statutory

1
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Public Meeting will be held in June 2017, further notice with the exact dates, times and

location and in accordance with the Planning Act will be sent out in early May 2017.
The draft final document is available for public review and comment. The text and link to the mapping
can be found at the following links.
Draft Comprehensive Zoning By-law
Schedule A: Zone Maps can be viewed on our interactive G.1.S. Map
Schedule B: Special Exceptions can be view here
Paper copies are also available for viewing at Welland City Hall, Planning and Building Division, 2nd
Floor, 60 East Main Street, Weltand, Ontario.
A zoning by-law controls the use of land in your community. It states exactly:

« how land may be used,

« where buildings and other structures can be located,

« the types of buildings that are permitted and how they may be used,

« the lot sizes and dimensions, parking requirements, building heights and setbacks from the

street.

Public and other stakeholder participation is key to the success of this project. If you would
like more information on the project or if you want to be added to our email or mail contact list
please contact zoningreview@welland.ca or visit https:/Awww.welland.ca/Planning/zoningreview.asp
City of Welland Staff have put together a Zoning By-law Review Information Pamphlet to provide
more information and answer frequently asked questions about this project.

=] Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and [nfrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

i} 13

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.



Grant Munday

From: Darlene Presley <darlene@lehmanplan.ca>
Sent: Thursday, June 8, 2016 9:14 AM

To: Zoning Review

Subject: Comprehensive Zoning By-law Update
Attachments: 33628 Welland CZBL Response [tr.pdf

Good Morning,

Regarding the City’s By-law update, attached are our comments for the City’s consideration.

If you have any questions or require any additional information let me know.
Thank you,

Darlene Presley,
Project & Planning Coordinator

TransCanada PipelLines Limited

C/O Lehman & Associates — Urban Planning Consultants
97 Collier Street

Barrie, ON

L4M 1H2

Ph: 705-727-0663, ext. 21
1-866-602-0663
Fax: 705-727-9217




June 8, 2016

Mr. Grant Munday, B.AA.
Planning Supervisor

The City of Welland

60 East Main Street
Welland, ON

L3B 3X4

Via email: zoningreview{@welland.ca

Dear Mr. Munday:

Re: City of Welland Comprehensive Zoning By-law Update
Our File No. PAR 33628

We have received notice of the Comprehensive Zoning By-law update and offer the
following comments.

TransCanada PipeLines Limited (TransCanada) has one high pressure natural gas
pipeline crossing the northwest corner of the City. TransCanada reviews all proposed
development within 200 metres of the pipeline to ensure it does not affect the safety and
integrity of our facilities.

TransCanada’s main goal is for landowners and developers to be aware of their facilities
and know when they are required to contact TransCanada.

We note that the Provincial Policy Statement considers the pipeline as “Infrastructure”, a
defined term, and that in Section 1.6.8 it states that Planning authorities shall plan for and
protect corridors and rights-of-way for infrastructure, including transportation, transit
and electricity generation facilities and transmission systems to meet current and
projected needs.

We request the following setback specific to TransCanada be included the By-law:

1. No permanent building or structure may be located within 7 metres of the pipeline
right-of-way. Accessory structures shall have a minimum setback of at least 3
metres from the limit of the right-of-way.

In addition, we request the Zoning By-law recognize the TransCanada pipeline on the
zoning schedules to further create awareness of the pipeline. To facilitate the inclusion of
the pipeline centerline we can provide GIS shape files to the City. Please let us know if

Authorized commenting Agency for

LEH MAN 97 Collier St., % TransCanada

& ASSOCIATES Barrie, ON L4M 1H2 ¥ i business to defiver
(705) 727-0663
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you would be interested in this option. A confidentiality agreement will need to be
entered into prior to releasing the files.

Thank you for the opportunity to comment. We would appreciate being advised as to how
our comments will be addressed in the Zoning By-law and receiving a copy of the
decision.

If the decision can be provided either by email to darlene@lchmanplan.ca or by mail or
fax at 705-727-9217, it would be greatly appreciated.

Sincerely,

S,

Darlene Presley,
Project & Planning Coordinator

Authorized commenting Agency for

L EHMAN %’» TransCanada

fer business fo dellver

97 Collier 5t.,
& ASSOCIATES Barrie, ON L4M 1H2

(705) 727-0663




Grant Munday

From: Robert Lehman <bob@lehmanplan.ca>
Sent: Monday, April 3, 2017 1:38 PM

To: Grant Munday

Cc: dpresley@mbhhcplan.com

Subject: Re: Comprehensive Zoning By-law Update

These are Darlene’s new co-ordinates Grant, the contract has been taken over by MHBC and she is with them.
Bob

DARLENE PRESLEY | Planning Co-ordinator

MHBC Planning, Urban Design & Landscape Architecture

442 Brant Street, Suite 204 | Burlington | ON | L7R 2G4 | T 905 639 8686 x 229 | F 905 761 5589 | C 705 627
2302 | dpresley@mhbcplan.com |

Follow us:Webpage| Linkedin | Facebook | Twitter | Vimeo

From: Grant Munday <grant.munday@welland.ca>
Date: Monday, April 3, 2017 at 1:34 PM

To: Robert Lehman <bob@lehmanplan.ca>
Subject: FW: Comprehensive Zoning By-law Update

Bob,

| sent the email below to Darlene but | got a message back saying she has left. Can you look at my response to your
June 9, 2016 email. '

Sincerely,



S Grant Munday, B.A A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone:(905)735-1700 Ext. 2240 Fax:(905)735-8772
www.welland.ca

[ [x]

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.

From: Grant Munday

Sent: Monday, April 3, 2017 1:31 PM
To: 'Darlene Presley' <darlene®lehmanplan.ca>; Zoning Review <zoningreview @welland.ca>
Cc: lamie Leitch <jamie.leitch@welland.ca>

Subject: RE: Comprehensive Zoning By-taw Update

Darlene,
[ have reviewed your letter and | would need the following additional information?
1) What municipalities in Ontario have the Zoning provision you requested?

2) We would need to obtain GIS shape files of the pipeline to determine the extent and impact. Please send us the
confidentiality agreement and | will have our Legal and IS staff review it.

Sincerely,

[x] === Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Carporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone:(905)735-1700 Ext. 2240 Fax:(905)735-8772
www.welland.ca

=

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this emait in error, please contact the sender
immediately and delete all copies.

From: Darlene Presley [mailto:darlene@lehmanplan.ca]
Sent: Thursday, June 9, 2016 9:14 AM




To: Zoning Review <zoningreview@welland.ca>
Subject: Comprehensive Zoning By-law Update

Good Morning,

Regarding the City’s By-law update, attached are our comments for the City’s censideration.
If you have any questions or require any additional informatien let me know.

Thank you,

Darlene Presley,
Project & Planning Coordinator

_TransCanada PipeLines Limited

C/0 Lehman & Associates — Urban Planning Consultants
97 Coltier Street

Barrie, ON

LAM 1H2

Ph: 705-727-0663, ext. 21
1-866-602-0663
Fax: 705-727-9217




Grant Munday_

From: Fyffe, Hugh (MTO) <Hugh.Fyffe@ontario.ca>

Sent: Tuesday, May 2, 2017 9:53 AM

To: Grant Munday

Cc: Polus, Asia (MTO)

Subject: RE: Clty of Welland Draft Comprehensive Zoning By-law & Notice Public Open House

Good morning Mr. Munday:

Thank you for circulation of the City of Welland's Draft Comprehensive Zoning By-law.

Parts of Provincial highways 406, 140, 58A pass through the city. MTO exércises permit contro! on developments:
a) within 46m of the highway corridor’s r.o.w.

b} within 395m radius of the intersection of the centrelines of Hwy. 406 and any crossing road

¢} within 180m radius of the intersection of the centrelines of Hwy. 140 / 58A and any crossing road.

All signs visible from provincial highways / ramps require MTO permit(s).
The MTO should be circufated with development proposals adjacent to and within the VICInEtV of prownc:al highways.

Please call if you have any questions.

Thanks

Hugh Fyffe P L(;\’TY OF WELL AND
Project Manager NN!NF - R

Corridor Management Section ] H@ﬂ?

416 235-4572

From: Grant Munday [mailto:grant.munday@welland.ca]

Sent: April 21, 2017 1:26 PM

To: Grant Munday

Subject: City of Welland Draft Comprehensive Zoning By-faw & Natice Public Open House

The City of Welland has developed a draft single new Comprehensive Zoning By-law with the goal of
creating a single and progressive regulatory document which appropriately implements Provincial,
Regional and Local policies.

A Public Open House will be held on May 11, 2017 between 6pm and 9pm in the Council
Chambers, Welland City Hall, 2nd Floor, 60 East Main Street, Welland, Ontario. We need your
input! Comments are due by May 12, 2017. The final Public Information Meeting and Statutory
Public Meeting will be held in June 2017, further notice with the exact dates, times and
location and in accordance with the Planning Act will be sent out in early May 2017.

The draft final document is available for public review and comment. The text and link to the mapping -
can be found at the following links.

o Draft Comprehensive Zoning By-law
« Schedule A: Zone Maps can be viewed on our interactive G.1.S. Map

1
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Grant Munday

From: Travers Fitzpatrick <traversfitzpatrick@gmail.com>

Sent: May 23, 2017 5:35 PM

To: Grant Munday

Cc: Mike Belcastro; Alanna

Subject: Additional Comments on behalf of Doral Holdings/Seaway Mall respecting City of Welland
draft Comprehensive Zoning By-law dated May 16, 2017

Attachments: Additional Comment on Proposed new City of Welland Zoning By.docx

Grant, here are additional comments on the latest draft of the Zoning Bylaw. We have looked specifically at the Eastern
Approach lands (OP Designation) and would recommend that City staff go back to the OMB Order PL111171, dated 24
June, 2014 to ensure that only permitted uses approved in that order for the fands be specificaily set out in the By-law.

We reserve the right to amend, add or delete to these comments and of course, subject to meeting statutory
requirements, object to the final version of the By-law.

{ think that several of the suggestions we have set out are helpful to the City and should be considered not just as
comments on behaif of Doral but as comments for the henefit of the City of Welland.

| Jook forward to seeing the staff report on the By-law and of course the final version of the By-law itself. '

Travers Fitzpatrick.



Additional Comments on behalf of Doral Holdings/Seaway Mall respecting City of
Welland draft Comprehensive Zoning By-law dated May 16, 2017

1. Page 1- 4. Section 1.11 Definitions states terms that are italicized are defined in
Section 4 of this By-law. This is not the case.

2. Page 3-3 Section 3.6 Special Zone Symbols states, in part, “Lands so identified
shall be subject to all of the provisions and restrictions of the applicable parent
Zone, except as otherwise provided by the special Zone.” This can be construed
to mean that exception Zones permit all USES not just provisions in the parent
Zone. It is therefore important that Exception Zones clearly state what uses are
permitted in the Exception Zone. This is particularly important in the Eastern
Approach designation of the Official Plan where there are restrictions to uses
that have been agreed to as a consequence of protracted negotiations. See
comments 7 and 8 below for more clarity.

3. Page 3-4 Section 3.7 Site Specific Zones is the section needed given section 3.6
preceding?

4. Page 8-7 Footnotes to Commercial Zones Permitted Use Table there is no (5) in
the permitted use table to coincide with the Footnote provisions.

5. Table 12.2.1 Permitted Uses in Industrial Zones, Pages12.1 1o 12.4. There are a
number of uses which have a (2) beside them as a restriction to the use.
However, the restriction states “Shall only be permitted as an accessory use to
a principal use in a mixed use building”. Some of the uses would not
necessarily be accessory to a principal use but would be a main use (uses such
as an Athletic/Fitness Establishment; a Day Care Centre; a Restaurant; a
Medical Clinic; a Financial Institution; a Service Commercial Establishment: and
a Surveying, Engineering, Planning or Design Business). To ensure that the uses
are permitted, we would suggest that the noted uses be permitted in an Industrial
Mall only. An Industrial Mall wouid then be a permitted use in the Industrial Zones
and defined as follows: “Industrial Mall, means one (1) or more buildings on
a separate lot which contain(s) not less than 1,345 square metres of gross
floor area, developed and managed as a whole, which is divided, or is
capable of being divided, into ten (10) or more individual components for
separate use by different firms or individuals.” We believe that this would
then clarify the situation and avoid conflict. Additionally, we believe that the use
“Custom Workshop “ should also be restricted to an Industriat Mall. Further we
believe that the “offices” use, Page 12-3, should have the additional restriction (3)
“accessory use to a principal use”. All of these additional restrictions are
particularly important in the Gateway Economic Centre given the policies of the
Official Plan particularly Policy 4.3.2.4 A Planned Function.

6. Dealing with the GEC -13 Zone (Niagara Centre Land Development Limited) we
do not believe that a Home Improvement Store use conforms to the Official Plan
which speaks to “minor retail uses........ which are scaled to meet the needs of
the employees within the immediate area” (Paoiicy 4.3.2.4 B.) The use should
therefore be removed as a permitted use from the zone. However, the Zone
could include an automotive and recreational vehicle sales, rental, and service
use in accordance with Official Plan Policy 4.3.3.9.



7. Dealing with the RS-15 Zone (102 Primeway Drive & Canadian Tire) and further
to comment 2 above, the permitted uses, as set out in OMB Order PL111171,
dated 24 June, 2014 respecting the lands should be clearly identified as noted
below: '

“That the uses permitted in the RS-15 Zone shall be as follows;: DEPARTMENT
STORE, HOME AND AUTO SUPPLY STORE, HOME IMPROVEMENT STORE,
RETAIL STORE, and complementary service type uses as follows: BANK,
BUSINESS OFFICE, BUSINESS SERVICE ESTABLISHMENT, COMPUTER
SERVICE, PERSONAL SERVICE ESTABLISHMENT, RESTAURANT, FAST
FOOD OUTLET, DAY CARE FACILITY; WIND TURBINE/WIND MILL. Further,
the zone provisions for the zone should be amended to include the parking
standard set out in the OMB Order.

8. Dealing with the RS -16 Zone (North Side of Woodiawn Road, West Side of
Brown (Primeway) Road — Rona) and again further to comment 2 above the
permitted uses in the RS-16 Zone should be clearly set out as noted below and
again as directed by OMB Order PL11171.

“That the permitted uses in the RS-16 Zone shall be as follows: HOME
IMPROVEMENT STORE, BANK, BUSINESS OFFICE, BUSINESS SERVICE
ESTABLISHMENT, FAST FOOD QUTLET and ATHLETIC/FITNESS CLUB;

9. Comments 7 & 8 above are based upon a review of the current Zoning By-law
2667 as it relates to the lands affected by the respective zoning restrictions.
However, there are uses set out in the RS-15 and RS-16 which are not
specifically defined in the new by-law and perhaps need to be defined.

10.To ensure that all schedules are indeed part of the By-law, we would recommend
that the by-law specifically note the Schedules (name the schedules) shall be
read with and form part of the By-law.



RECEIVED

MAY 08 2017
Comments on behaif of Doral Holdings/Seaway Mall respectirlg the second draft of
CITY OF WELLAND

a new Zoning By-law for the City of Welland. PLANNING - BUILDING

This is the second series of comments made on behalf of Doral Holdings/Seaway Mall
respecting a proposed new Zoning By-law prepared on behalf of the City of Welland, the
first comments having been submitted via e-mail on April 29, 2016.

Specific comments on the second draft of the proposed new Zoning By-law follow:

1. We begin, by strongly recommending that Council adopt a resolution in
accordance with Subsection 34 {10.0.0.2) of the Planning Act permitting
applications for amendment to the new Zoning By-law to be submitted at
any time after the acloption of the new Zoning By-law.

2. As set out in the previous comments we would again request that accessory
uses buildings and structures be specifically permitted in the Regional
Shopping Node Zone and perhaps other Commercial Zones. Accessory uses,
buildings and structures are set out a specific permitted uses in all Residential
Zones, ali Open Space Zones, all Institutional Zones, all Industrial Zones and in
Agricultural and Rural Zones. Notwithstanding General Provision 5.3.1 dealing
with accessory uses, building and structures which states that accessory uses,
building and structures ARE permitted as a subordinate use to a permitted use
the specific setting out of accessory uses, building and structures as a permitted
use in the residential and other zones as noted above BUT NOT in Commercial
Zones leads to unnecessary confusion. As the draft by-law now stands there
would be some question as to whether an accessory salt storage structure could
be located in any Commercial Zone as accessory uses, buildings and structures
are not permitted in those Zones but are in other Zones. Either sef out
Accessory Uses, Building and Structures as a permitted use in the
Commercial Uses or delete the use from all zones and rely upon General
Provision 5.3.1 to deal with the matter. We recommend! deleting specific
reference to accessory uses, buildings and structures he deleted as
permitted uses in specific zones and General Provision 5.3.1 be relied upon
to deal with this matter.

3. The previous definition of a Bank Machine has been removed from the new draft
and has not been replaced with any definition. We assume therefore that such
a use is now to be considered to be an accessory use {0 & main commercial
use. Please confirm this understanding or in the aiternative put the
definition back in the by-law and add the uses as a permitted use in the
Commercial Zones. This issue is also illustrative as to why the matter of
accessory uses in Commercial Zones requires clarification.

4. We would again request that a commercial school use (school, commercial) be
permitted at the Seaway Mall on a site specific basis or in the Regional Shopping

1



Node Zone. We fail to see why this use is permitted in all other Commercial Zones
and in three (3) of four (4) Industrial Zones but is not permitted at the Seaway Mall
nor in the Regional Shopping Nocde Zone. Additionally, the use (school
commercial) is permitted in the Institutional and Community Wellness Zones. As
a matter of clarification, the writers may also wish to ensure that the Zones
established in Section 3: Zones and Zone Symbols of the By-law match the actual
zones set out in the text of the By-law in Section 11: Institutional Zones.

. We would again request that contractor’s establishment use, as defined in the
first draft of the By-law, be permitted at the Seaway Mall on a site specific basis.

. We would again request that a call centre use be defined and added as a
permitted use in the Regional Shopping Centre Zone. The current draft, as with
the first draft, does not define nor permit call centres as a permitted use. The
existing call centres in the City will become legal non-conforming uses which is
not in the interest of the business, the City nor the owners of the building in which
existing call centres are located. The following is the recommended definition of a
call centre and is taken from Zoning By-law 2667 “A BUILDING, or part thereof,
where one or more telephone service representatives, working in
accordance with a business plan, dedicates the major portion of their time
receiving or placing calls using computer equipment to record the
information”

. We would again request that a custom workshop use be permitted in the
Regional Shopping Mode Zone and perhaps in other Commercial Zones. The
current draft of the by-law permits this use in three (3) of four (4) Industrial Zones
only and in no Commercial Zones thereby making most existing operations in the
City legal non-conforming uses. (eg. Don Oliver Drapery on East Main Street as
well as Broadway Custom Upholstery & Drapery on Niagara Street to name but
two (2) such uses.}

. We would ask that department store use be defined in the Definition Section of
the By-law as it is set out as a permitted use in the Regional Shopping Node Zone
as we wish to ensure there is no misunderstanding that the use is permitted at the
Seaway Mall as a defined use in the By-law.

. We would again request that a flea market use be permiited at the Seaway
Mall on a site specific basis or in the Regional Shopping Centre Zone. Currently,
as was the case in the previous draft, the use is defined but not permitted in any
zone. Is the intention of the writer to prohibit flea market uses in the City? If
not either permit the use or delete the definition and rely upon the definition of
retail use to cover such uses. Permitting the use in specific zones would be the
clearest indication of what is intended if in fact the use is to be permitted.

10.We would again requiest that a health related retail use be permiited in the

Regional Shopping Node Zone and perhaps in other Commercial Zones. Currently
the use is permitted only in the Health and Wellness Zone.

11.We would again request that a home furnishing retail establishment use be

permitted in the Regional Shopping Node Zone and perhaps in other Commercial
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Zones. Currently the use is defined but not permitted in the any Zone. Is it the
intention of the writer to prohibit such uses in the City?

12. A home improvement establishment use is permitted in the Regional Shopping
Node Zone and other Commercial zories. However the use does not match the
definition which contains the term retail as in home irnprovement retail
establishment. For clarification and certainty either remove the word retail in the
definition or match the permitted use to the definition.

13.We would again request that a light equipment/machinery rental and service
establishment use ba added as a permitted use in the Regional Shopping Centre
Zone.

14.\We would again request that an office, major use be added as a permitted use
to the Seaway Mall on a site specific hasis. Currently the use is defined but not
permitted in any Zonz. Further, the maximum height provision would appear to
provide for this use in the Regional Shopping Node Zone so adding the use would
seem to be a logical addition to the zone.

15.We would again request that a place of assembly use be added as a permitted
use at the Seaway Mall on a site specific basis. Currently, an assembly hall, an
undefined term/use, is permitted in the Downtown Mixed Use Centre and Regional
Shopping Centre Zones.

16.We would again request that a place of entertainment use be added as a
permitted use to the Seaway Mall on a site specific basis. Currently the use is
defined but not permitted in any Zone which renders the existing uses such as the
Seaway Cinema, existing bowling alleys and bingo halis legal rion-conforming
uses.

17. We would again request that a place of worship use be added as a permitted
use to the Seaway Mall on a site specific basis.

18.We would again request that a repair shop use be added as a permitted use to
the Seaway Mall on 2 site specific basis. Repair shops and services use, an
undefined use, is permitted in three (3) of four (4) Industrial Zones. It would appear
from the current draft of the by-law that any repair shop, say a lawnmower repair
or bike repair use, not in the proposed industrial zones would become legal non-
conforming uses.

19.We would again redquest that a sample or showroom use be added as a
permitted use to the Seaway Mall on a site specific basis. The term/use is defined
but not permitted in any zone. Again, is the writer’s intent that this use be
prohibited in the City?

20.We would again requiest that a seasonal outdoor use be added as a permitted
use to the Seaway Mall on a site specific basis. The term/use is defined but not
permitted in any zone. There are however several provisions set out in General
Provision 5.36 Seasonal Outdoor Uses which states, in part, “Where permitted
by this By-law”. There is need for clarification concerning what is or is not
intended. Notwithstanding we request the use be permitted at the Seaway Mall.



21.We would again request that a social services establishment use be added as
a permitted use to the Seaway Mall on a site specific basis. Permitting the use in
Institution Zones only, as is now the case in the current draft of the By-law, will
make uses such as Rose City Kids and other like services in the downtown area
legal non-conforming uses.

22.1n a similar vein, we would recommend that the requirement, via the definition of
the use, that a community centre use be owned or operated by the City or under
agreement with the City be deleted. Again this restriction places existing facilities
in a legal non-conforming situation.

23.We would again request that a Shopping Centre be defined and permitted in a
site specific/exception zone for the Seaway Mall. We recommend the following
definition for a Shopping Centre “Shopping Centre, means three (3) or more of
commercial, retail, or service occupancies pianned, designed, and managed as a
unit having a gross leasable area of not less than 5,000.0 square metres, having
a common public parking area provided on the lot and may include a depariment
store"

24.The Supermarket/Grocery Store use should be deleted as a permitted use in
the CC2 Community Commercial Corridor Zone as the use is specifically
excluded as a permitted use in a Community Commercial Corridor by Official Plan
policy 4.4.2.6.B _

25.We would again request that a survey, engineering, planning or design
business use be adcded as a permitted use to the Seaway Mall on a site specific
basis and perhaps to other Commercial Zones. Limiting this use to the L1 and
GEC Zones as is proposed also makes existing businesses of this nature not in
those zones legal non-conforming uses. This would appear to be an oversight.

26. Dealing with the Regulations for Commercial Zones, we would again request that
the Seaway Mall be set out as a site specific zone (exception} to recognise that a
number of proposed general regulations for the Regional Shopping Node place
the Mall in a non-complying status. Specifically, as previously pointed out, the
exterior side yard (north side yard) is greater than the proposed maximum exterior
side yard of 17.5 metres. Given the current economic circumstances and changes
in the retail environment we see no value whatsoever in adding addition
complications to financing or leasing situations by making the Mall legal non-
complying relative to zone regulaticns. Neither the definition of Non-Complying in
Section 4 Definitions nor Section 5.24 Non-Complying Lots are of assistance in
this circumstance. Should the City wish to set out maximum yards, for design or
other purposes, it should do so for new developments only. In any case, we
request that the Seaway Mall be set out as an Exception Zone (Site specific
zone) with a separate list of permitted uses and zone regulations.

27.We note that Table 8.4.1: Regulations for Motor Vehicle Service Stations provides
for both a gross floor area (150 sq. m. maximum) and parking requirement for a
convenience store. However, a convenience store is neither defined nor
permitted in any zone in the By-law. We would suggest that a convenience store



use be defined and permitted in zones where the proposed By-law permits
Supermarkets/Grocery Stores at a size of 100 sq. metres such as the Residential
High Density Zone. As a matter of comparison the existing Zoning By-law 2667
does provide for a definition of a convenience store which contains a maximum
floor area restriction of 222 sq. metres.

28.The permitted use table for Industrial Zones Table 12.2.1 sets out all permitted
uses in alphabetical order rather than by Commercial, Hospitality, Community,
Office etc. as do the other permitted use tables in the By-law. We would suggest
that this approach be taken to all permitted use tables as it makas finding uses
easier and a rore rationale exercise.

29.There are a number of uses set out as being permitted in Table 12.2.1 Permitted
Uses in industrial Zones which are not defined in the Definition Section of the
By-law. There is therefore some question as to whether the uses are therefore
permitted uses. It may be of assistance to state in the Definition Section of
the By-law that wordls used in the By-law have their normal and customary
meaning save for the words which are defined in the By-law. it would be
preferable however for all uses to be defined and that a consistent utilization of
the defined words be used throughout the By-law. As exampies, School,
Commercial vs. Commercial School; Medical Office or Clinic vs. Medical
Office/Clinic; Athletic Club vs. Athletic/Fithess Establishment; Grocery
Store/Supermarket VS. Supermarket/Grocery Store; Light
Equipment/Machinery Rental and Service Establishment vs. Light
Equipment/Machinery Sales, Rental and Service Establishment. There is a
lack of care in the preparation of the By-law which we view as problematic and
perhaps detrimental to Doral Holdings/Seaway Mall in that we may not have
caught all of the shortcomings in the By-law which may require delays in our
endeavours to lease our space or otherwise develop our property.

30.Dealing with the “uses” set out in Table 12.2.1 Permitted Uses for the Gateway
E'lconomic Centre we would suggest that the following uses, as set out or as
otherwise defined and permitted, be confined o a strip mall/industrial mali building
(or mixed use building as stated in the footnote to Table 12.2.1) that would serve
the individual Gateway Economic Centre Clusters set out in the Official Plan and
Zoning By-law. Those “uses” include: Athletic Club; Commercial School; Day
Care Centre; Financial Institution; Offices: Medical Office/Clinic; Printing
Establishment; Restaurant; Service Commercial Establishment; Survey,
Engineering, Planning or Design Business; Training Facilities (not related
to a main use). Depending upon how “Repair Shops and Services” is defined that
use could be included in the list above or excluded as a permitted use. It is our
view that confining thase uses as suggested meets the intent of the Official Plan
policy 4.3.2.4.B which states, in part, “Minor retail, personal and professional
service commercial uses which are scaled to meet the needs of the
employees within the immediate area are aiso permitted”



31.We also suggest that a Custom Workshop shouid be deleted in the GEC Zone.
We would however suggest that Office, Major should be added as a permitted
use in the GEC Zone.

32.We have some quesfion as to what is meant by the permitted use Sleeping
Facilities for Occasional Use in Table 12.2.1. The term is confusing and also
NOT defined. Please clarify.

33.As a matter of clarity, we question whather Outside Storage as permitted in the
CEG Zone needs to be restricted as an accessory use to a principal use in a
mixed use building.

34.Further, the double check for Heavy industrial in the GEC Zone grid appears to
be an error.

35.50 as to avoid confusion, we would recommend that the geographic identifier
(either name of the development or the address of the development) be set out at
the beginning of the exception (eg. GEC-13 Niagara Centre Land Development
Limited) rather than the exception number set out ai the beginning of the exception
and the [ocation set out at the end of the exception. This would make it easier to
identify the exception.

36. Any restriction proposed in our comments for the GEC Gateway Economic Centre
Zone should also apply to any GEC Exception Zone if the uses from the GEC
Zone are to be permitted in any GEC Exception Zone as of right.

37.Dealing with Exception GEC-13, the additional permitted use Home
Improvement Store set out in the exception does not match the definition of the
use. Further, in our view the additional use (Home Imnprovement Retail
Establishment) does not conform to the Official Plan. Official Plan policy 4.3.2.4.B
Permitted Uses in the Gateway Economic Centre designation speaks to minor
retail uses. The additional use should therefore be deleted from the Zone.

38.Dealing with Exception CC1-15 and for clarification, the description of the
exception should include Walmart in the as well as 102 Primeway Drive and
Canadian Tire. Further, the definition of Department Store should be included in
the definition section of the By-law. In addition, gross leasable floor area is
neither defined nor otherwise used in the By-law. The term should be defined and
perhaps used as the basis for parking requirements for larger uses, retails centres
containing multiple uses and for a shopping centre which should also be defined
and the use permitted on a site specific basis at the Seaway Mall. Additionally,
the term DSTM used in the exception is not defined and should be for the
purposes of clarification. Finally, precisely what uses are permitted in the
Exception Zone should be set out as they are in the GEC -13 and GEC -14
Exception Zones. Any residential uses which are permittec in the CC1 Zone
clearly would not conform to the Official Plan and should not be permitted in this
exception zone.

39.Dealing with Exception CC1-16, the description is confusing. Remove the
reference to the “west side of Brown Road” and replace with “west side of
Primeway Drive”. Further, just what uses are permitted in the CC1-16



Exception Zone shouid be clearly set out as they are in the GEC -13 and GEC
-14 Exception Zones. Any residential uses which are permitted in the CC1 Zone
clearly would not conform to the Official Plan and should not be permitted in this
exception zone. '

40.Dealing with Exception CC1-17, some of the uses purportedly permitted are not

41.

defined in the By-law therefore raising questions as to whether the uses are
actually permitted. We may take the position that they are not permitted and
therefore question any approval given by the City. Further, pemitting any
residential uses such as Dwelling, Apartment; Dwelling, Converted; Dwelling,
Muitiple and Dwelling Units Above permitted Uses as is proposed would not,
in our view, be in conformity with the Official Plan policies contained in Section
4.4.2.4 dealing with the Eastern Approach. In addition, given the Official Plan
Policies dealing with the west side of the Eastern Approach, we do not believe
that such as Department Store, Retail Centre, Supermarket/Grocery Store that
are permitted in the CC 1 Zone generally being permitted in the CC1-17 Zone
would conform to the Official Plan. We would recommend that a specific set of
permitted uses for the CC1-17 Zone he separately set out in the By-law taking
into consideration our comments.

Dealing with Section 6 Parking and Loading Provisions we would suggest that
iflustrations of Parking Space dimensions ought to be incorporated in the by-law
for convenience purposes.

42.We are confused by General Provision 6.1.7 Surface Treatment for parking

areas in that neither concrete nor asphalt “allow for infiltration of surface water” as
required by the provision.

43.The manner in which the parking requirements in the By-law is set up is

unnecessarily confusing. Setting up parking requirements by residential uses,
commercial uses, institutional and community uses, educational uses and
industrial uses is confusing particularly if a use happens to be permitted in more
than one zone (for instance service commercial establishment which is
permitted in commercial zones, institutional zones and industrial zones). For
clarity and ease of use of the By-law, we would suggest that parking requirements
be set out alphabeticaily by use not grouped by residential, commercial use etc.
The resuit would be a shorter by-law which would be easier to use. Surely that is
something that ought fo be an objective of this process.

44.The parking requirement for Industrial Administrative Office and Laboratory,

Page 6-10 appears tc be excessive and an error.

45.Similarly, the parking requirement for Research and Development

Establishment, Page 6-11 appears to be a typo.

46.Setting out permitted uses in various zones (Residential, Commercial, Open

Space, Institutional} by category rather than alphabetical order is confusing and
unnecessary particularly when perritted uses are set out in alphabetical order in
Industriai and Rural and Agricultural zones. We would recommend that all uses



in all zones be set out aphetically and not grouped by category. The grouping
of uses by category in the Commercial Zones is especially cumbersome.



\
Grant Munday
From: Travers Fitzpatrick <traversfitzpatrick@gmail.com>
Sent: Wednesday, May 17, 2017 5:07 PM
To: Grant Munday; Karen Munday
Cc: Alanna; Mike Beicastro
Subject: The Exception Zone for the Seaway Mall

| figured what happened with the Zone Provisions for the exception Zone. The * was for things that were different from
the provisions for the RS Zone. | have set out the proposed zone provisions below. {minus the *)

Provisions for the RS — 73 Exception Zone

Minimum Lot Area 2.0 ha.
Minimum Lot Frontage N/A
Minimum Front Yard 3.0m,
Minimum Interior Side Yard 0

Minimum Exterior Side Yard 3.0m.
Minimum Rear Yard 7.5m.
Maximum Building Height 24.0 m.
Maximum Gross Floor Area N/A
Minimum Landscaped Area 10%
Maximum Lot Coverage 40 %

Parking Requirements 3.75 spaces per 93 sq. m. of gross floor area of shopping centre uses plus 0,25 spaces for any
residential unit

Thanks



Grant Munday

From: Keith Cumming <keith@primewaygroup.com>

Sent: Monday, June 12, 2017 11:13 AM

To: Grant Munday

Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report

Grant - Hoping to discuss before tomorrow night’s council meeting. |s it easier to reply to below 3 questions or shouid |
call you?

Resend:
Hey Grant,

Few quick questions:
1. Would Call Centres be covered under the new OFFICES?
2. Are all the uses under the old BUSINESS SERVICE EST covered under SERVICE COMMERCIAL EST?

3. We currently have these 3 auto related uses under X1 or X2, and intended on an auto service plaza including
specialized service centres like tires, muffler, auto glass, etc.

a. Auto Service Centre (x2)
b. Sales or Rental Garage {x1, x2}
C. Service Station

Is there any auto service related uses now available under GEC?

Regards,
Keith

From: Keith Cumming

Sent: Tuesday, June 06, 2017 2;51 PM

To: Grant Munday <grant.munday@welland.ca>

Cc: larry@teammarconi.com; Zack Lefaive <zack@primewaygroup.com>
Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report

Grant — hoping to talk this afternoon, before tonight’s council meeting.
905 380 5445

Regards,
Keith

From; Keith Cumming
Sent: Monday, June 05, 2017 2:41 PM



To: Grant Munday <grant.munday@welland.ca>
Cc: larry@teammarconi.com; Zack Lefaive <zack@primewaygroup.com>
Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report

Hey Grant,

Few quick questions:
1. Would Call Centres be covered under the new OFFICES?
2. Are all the uses under the old BUSINESS SERVICE EST covered under SERVICE COMMERCIAL EST?

3. We currently have these 3 auto related uses under X1 or X2, and intended on an auto service plaza including
specialized service centres like tires, muffler, auto glass, etc.

a. Auto Service Centre (x2)
b. Sales or Rental Garage (x1, x2)
€. Service Station

Is there any auto service related uses now available under GEC?

~ Regards,
Keith

From: Keith Cumming

Sent: Monday, June 05, 2017 1:13 PM

To: Grant Munday <grant.munday@welland.ca>

Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report

Hi Grant,
Do you have a few minutes later this aft to clarify a couple of things for me re GEC?
Cell 905 380 5445

Regards,
Keith

From: Grant Munday [mailto:grant. munday@welland.ca]

Sent: Monday, June 05, 2017 11:36 AM

To: Grant Munday <grant.munday@welland.ca>

Subject: Proposed New Comprehensive Zoning By-law Staff Report

Please find attached the staff report on the proposed new Comprehensive Zoning By-law (via email only). This Report
will be considered at the Tuesday, June 6, 2017 Council Meeting which is being held in Council Chambers at 7pm. The
Appendices can be found at the link noted below.



https://www . welland.ca/Planning/ZoningReview.asp

<]

)

[¢] === Grant Munday, B.AA.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

This email may coniain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender

immediately and delete all copies.



City of Welland
Infrastructure and Development Services
S Planning and Building Division

- 60 East Main Street, Welland, ON L3B 3X4
‘/\ /e“and Phone: 905-735-1700 Ext. 2251 | Fax: 905-735-8772
Email: devserv@welland.ca | www.welland.ca

ONTARID - CANADA

ZONING BY-LAW REVIEW
COMMENTS
(Please Print)

Name Woodlawn Prime Property Development

Address Office: 125 Hagar, Street

City Welland Postal Code 3B 5V9

Telephone No. 905 380 5445 Email keith@primewaygroup.com

Would you like to be notified by? oxx Email o Regular Mail

For the Woodlawn Prime property at the SE corner of Browns Road &
Woodlawn Road. Currently zoned RA with draft zoning moving to GEC-14
and GEC-13.

Please add the following uses:

Gas station/car wash/variety store

Motor vehicle repair Establishment

Motor Vehicle Dealership

Place of worship

Retirement home

Grocery store / supermarket

Pharmacy

Pet Food outlet

© NN Ok W N =

Place of Worship




If you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 805-735-1700, Extension2240 or email zoningreview@welland.ca

www.welland.ca/Development/ZoningReview.asp




700 APPLEWOOD CRES. SUITE 200 | YVAUGHAN, ON. CANADA 14K 5X3
T Q05 326 6400 F Q05 326 0783

May 10, 2017
Delivered by Email

City of Welland

Planning Division

Civic Square, 60 East Main Street
Welland, ON. L3B 3X4

Attention: Mr. Grant Munday — Manager of Development Approvals

RE: City of Welland Zoning By-Law Review
Draft Comprehensive Zoning By-Law
SmartREIT Lands - Intersection of Highway 406 and Woodland Road

Dear Sir:

We are pleased to submit our comments pertaining to the City’s Draft Comprehensive Zoning By-Law
in advance of the Public Open House scheduled for May 11" 2017, The enclosed comments pertain to
both the general City-wide provisions as well as the site specific provisions applicable to our lands
located at the intersection of Highway 406 and Woodiand Road (the “Property”). The Property is
currently developed as a retail centre and is anchored by a Walmart, Canadian Tire and RONA Home
Improvement store. ‘

SmartREIT has been participating in the City’s Draft Comprehensive Zoning By-Law and previously
submitted comments on May 5, 2016. We congratulate the City on this important milestone and look
forward to future discussions on the Comprehensive Zoning By-Law Review.

For ease of review, our comments are attached (Attachment #1 and Attachment #2).

Thank you for considering the above comments. Please do not hesitate to contact the undersigned
should you have any questions regarding the enclosed.

Sincerely,

W

Nikolas Papapetrou
Land Development Associate

SMARTREIT.COM




Attachment #2

SmartREIT Land Ownership - =« = =



ATTACHMENT #1

SCHEDULE A —ZONE MAPS

COMMENT

REQUEST

The boundaries of the C4-X17 Zone of the In-Force By-Law are proposed to be
reconfigured in the Draft Zoning By-Law (CC1-16 Zone} - see Attachment #2

-The boundaries of the C4-X17 (In-Force Zoning By-Law) are
refiective of the existing RONA retail store and associated
parking. We request that the current boundaries of the C4-
X17 Zone be maintained to ensure compliance with the site
specific provisions.

SECTION 4 - DEFINITIONS

Gross Leasable Area — the definition of Gross Leasable Area is not included in
the Draft Zoning By-Law. Site Specific Exceptions CC1-15 and CC1-16 establish
minimum Gross Leasable Area restrictions.

-The proposed definition of Gross Floor Area excludes
common areas such as mechanical rooms, hallways and
corridors. This is consistent with the definition of Gross
Leasable Area in the In-Force Zoning By-Law.

- We request that Gross Leasable Areo be replaced with
Gross Floor Area in Site Specific Exceptions CC1-15 and CC1-
16.

Mini Storage — the definition of Mini Storage is not included in the In-Force
Zoning By-Law however it is identified as a permitted use.

-We request that a definition for Mini Storage be provided.

Residential Care Facility — the definition of Residential Care Facility is not
included in the Draft Zoning By-Law however it is identified as a permitted
use,

-We request that a definition for Residential Care Facilities
be provided.

Retail Establishment — the definition of Retail Establishment does not include
the use “Home Furnishing Retail Establishments” which is separately defined.
-Although “Home Furnishing Retail Establishments” are excluded from the
definition of Retail Establishment, the in-Force Zoning By-Law does not
include this use in any of the zones.

- We request either considering “Home Furnishing Retail
Establishments” as being a “Retail Establishment” OR adding
“Home Furnishing Retail Establishments” as a permitted use
in all commercial zones where Retail Establishments are
permitted.

SECTION 5 — GENERAL PROVISIONS

Section 5.27 c) Patios, Outdoor — Subsection c) states that patios shall be
considered as Gross Floor Area. This is a new provision that is not included in
the In-Force Zoning By-Law.

-Consistent with other Municipalities we request that only
fully enclosed patios be included in the calculation of Gross
Floor Area.

~The inclusion of patios within the calculation of Gross Floor
Area will reduce the attractiveness of commercial properties
to potential tenants.




Section 5,38 Setback Requirements Adjacent to a Provincial Highway — The
proposed provision requires a minimum setback of 14.0 metres from the
boundary of a Provincial Highway for all buildings.

-The noted setback is a current requirement of the Ministry
of Transportation (MTO}. However, in some instances the
Ministry has permitted a reduced setback where it can be
demonstrated that the entire 14.0 metres is no longer
required by the MTO.

-We request that the possibility for a reduced setback be
included in the Draft Zoning By-Law subject to MTO
approval.

SECTION 6 — PARKING AND LOADING REGULATIONS

Section 6.4 — Table 6.4.2 Commercial Uses in All Zones except Downtown
Zones — Required Parking Space — A Retail Centre is a permitted use within
the Community Commercial Node. However, Table 6.4.2 of the Draft Zoning
By-Law does not include parking requirements for a Retail Centre use.

- The In-Force By-Law does include a range of parking requirements based on
the size of the Retail Centre.

-We request that the In-Force parking requirements for a
Retail Centre be included in the Draft Zoning By-Law.

SECTION 8 - COMMERCIAL ZONES

Section 8.2 Permitted Uses — Table 8.2.1: Permitted Uses in Commercial
Zones — A Mini-Storage is permitted within the H-C4-X9 zone of the in-Force
Zoning By-Law. The Draft Zoning By-Law does not permit a Mini Storage
within the Community Commaercial Node {CC1 Zone}.

-We request that a Mini-Storage be permitted within
Community Commercial Node {CC1 Zone) in order to
maintain the current use permissions and flexibility.

Section 8.2 Permitted Uses — Table 8.2.1: Permitted Uses in Commercial
Zones — A Hotel is permitted within the Highway Commercial {C4 Zone} of the
In-Force Zoning By-Law. The Draft Zoning By-Law does not permit a Hotel Use
within the Community Commercial Node (CC1 Zone).

-We request that a Hotel be permitted within Community
Commercial Node (CC1 Zone) in order to maintain the
current use permissions and flexibility.




Section 8.2 Permitted Uses — Table 8.2.1: Permitted Uses in Commercial
Zones — A Retail Establishment does not include the use “Home Furnishing
Retail Establishments” within the Draft Zoning By-Law. However, Home
Furnishing Retail Establishments are not permitted in any Commercial Zone
or elsewhere within the Draft Zoning By-Law.

-Although “Heme Furnishing Retail Establishments” are excluded from the
definition of Retail Establishment the In-Force Zoning By-Law does not
inciude this use in any of the zones

~ We request either considering “Home Furnishing Retail
Establishments” as being a “Retail Establishment” OR adding
“Home Furnishing Retail Establishments” as a permitted use
in all commercial zones where Retail Establishments are
permitted.

Section 8.2 Permitted Uses — Table 8.2,1: Permitted Uses in Commercial
Zones - Dwelling Apartments, Dwelling Converted and Dwelling Multiple are
proposed to be permitted within the Community Commercial Node (CC1
Zone} of the Draft Zoning By-Law. However, the uses are subjectto a
requirement (Footnote #1) which states that “Dwelling units may occupy a
maximum of seventy-five percent of the ground floor area of any building in
the Downtown Mixed Use Centre Zone”.

~The requirement is only applicable to the Downtown Mixed
Use Centre Zone. However, it is referenced within the
Community Commercial Node {CC1 Zone) column of
permitted uses.

-We request that Footnote #1 be removed from the
permitted use column of the Community Commercial Node
(CC1 Zone) for clarity purposes.

Section 8.2 Permitted Uses — Table 8.2.1: Permitted Uses in Commercial
Zones — A long Term Care Facility, Residential Care Facility and Retirement
Home is net proposed to be permitted within the Community Commercial
Node (CC1 Zone) of the Draft Zoning By-Law.

-We request that a Long Term Care Facility, Residential Care
Facility and Retirement Home be permitted within
Community Commercial Node {CC1 Zone) as residential uses
are proposed to be permitted with varying built forms
(Dwelling Apartments and Dwelling Multiple}. The
permission for additional Residential uses will allow for
increased flexibility.
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City of Welland '
Infrastructure and Development Services :
— Planning and Building Division

60 East Masn Street, Welland, ON LSB 3X4
Welland

ONTARIODO« CANADA

J \l{ - - o SHN '.‘
ZONING BY-LAW REVIEW NS
COMMENTS
(Please Print)

Name  “Ufp < CHepsrpe Frowre

Address 22 i gasoe oo

Postal Code - , 3735 77

City AR e
Telephone No. o5 279 _,/ o/ Email 4.0 77732 Sohoa. coa
Would you like to be notified by? © Email - o Regular Mail
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We are currently within Welland’s urban boundary and anv zoning

. should reflect this. We are not designated rural.

P a7

—_DW Christine Froude R
Y f . 1 e ;/ . ; 3
// /7417 . { ,”Jr;x;,ﬁfmf@j OS o3 2ol
p—; I
W(_;‘,/i } .




City of Welland

Infrastructure and Development Services
Planning and Building Division S
60 East Main Street, Welland, ON L3B 3X4 i oooe Al

Phone: 905-735-1700 Ext. 2251 | Fax: 905-735-8772 P e

Email: devserv@welland.ca | www.welland.ca} 0 o0 0 s
O AMNIG - LG

ONTARID « CANADA

ZONING BY-LAW REVIEW
COMMENTS
(Please Print)

e

Name Tﬁ P eSS un A Corole Clone ECﬁ At/

Address g g Collherne Steeet

City Welland Postal Code Z_-:%E.:?ﬁ 21

Telephone No. a5 939.0812  Emal  cneq ho@ coceco. ca
0 3 :

Would you like to be notified by? #Email - o Regular Mail

loon.g 4 @egﬁf , A

We fi WE; QLEOSC YOI Oropo ol Yo cezone oux g*;w—a%t;g’r‘x‘“‘*g ol

@Uib@fné’ Sheet which s e ff?;ﬁ"ﬁém\ﬁ Gotes @@m cesidential

r‘x?é&iuﬂk. f‘:»“%?ﬁ%?va.ﬁ %70 Cf‘«ﬁ'f‘é({u. a’“m- TE”V‘-‘* @] ({f: cieh g}i{m {;&:}{ ‘i:“i'\a

o
PR : ; - - £
C&%\g 2 ? iﬂf‘@?“(‘-f’\i& oS (““E' G £ %’" \5 f‘“"%’ Ej)c‘*‘»?m é\.{:?: o e v{?(”i " W‘\ e %‘E}f’”

t : . e i ,
Ciar ﬁ{ug@r%}; Shevtd nal be KﬁZ,@hffid until e atvbiciad QEI‘;

zft: 5; 7({1 mf\r ‘&f% [¥s %;3%61C€

k*mf‘@mé‘f“mwrﬁ} *}gﬁm( ﬁié‘f‘%ﬁlﬁi} o5 dls ﬁf‘@;{ﬁazcﬂ < howld

T ~
Cﬂ‘i»‘”‘* HaiY; G%g'\f £, xf Crlrs” {f P e € é’i@ ﬁ’%‘&f‘%‘&%iﬁ“ﬁ ﬁ €O S iﬂiﬁ”r\g}&s‘"}“w‘ﬁ

[or e loss of value 15 fally mgégfezﬁ Y e imncluded asq

cact oA NOul ?f@gmﬁ:cxk

E
Dated  Surd . Mt’a f R =3 :%
:.,?G\, Q} [SRAT Y Carole @‘g’w\é JCDM?_S
A CA ’71;;}@@*&&@
7




City of Welland
Infrastructure and Development Ser-viceT.,, i e ey
S~ Planning and Building Division T s E
60 East Main Street, Welland, ONL3B 3X4| i @ . .= & = 0 o |
Weuand Phone: 805-735-1700 Ext. 2251 | Fax: 905:735-8772 ., ]
ONTARIO « CANADA Email: devserv@welland.ca | www.welland|ca RV Y |
SN e i |
LAR i?w NG - Bl

ZONING BY-LAW REVIEW
CONMMENTS
(Please Print)

Name jﬁ.wwi £ 'C:If’;:"?-%e* Cinm» \:T“‘m{): - D&Z\éa% £ C-é“‘\r"é %&he E:fouf%{’

Address (up (\boine Street 122 Colbocne Stveed

City  _\uje Wand Postal Code | 353 3p¢

Telephone No.  ¢og 125 -0513 Email idemesi@o@ Coscco.ca
SYCIERINEY. S Frodo 414 @ yaheo. Cey |

Would you like to be notified by? ' Email - o Regular Mail

WEM("? ””\{i Q%C&ﬁa [WaYe {\}é’ﬂ’i“,
J 1 7

\V\;jé‘, {E;{m'\u C%t)ﬁe'”fi, b el ® LA G"f‘}ﬁm“‘%&i tn re 2one. Uy ?(ﬁpﬁr%‘?

B

i\-)ef‘(%ﬂ 0% Fﬁrké (‘Z( G f'::a:» c{ H Loy hovad g Ly 5 & ,; PRSI TS AN Q{Qm

w

gghf i'f\'u”f”%"m%« o Ifﬁé"ig'gm(—@"wst The of& cint g}%c:n foe the

C}{-u cj; Weﬁﬁmﬁ if"m' mrajﬁ' “sﬁ{"’.{; %{maﬁ L SN et ‘ﬁﬂ(ﬁf& Q:Crfi CHLAL
H T 7

u}ark‘v showdd ot be rezoned wntit Hee of G ciat p%an CsS

Q"\& \ «iﬁi Jevars) E:arm\\f s Q%Cz{'f’

E_u H\N o€ L N LA ii)g'@@(}i‘a.i Shodd rﬂ*‘”r\ 1 v‘wE\ﬁi '*}f@u{

3 ; . , _ , ~
‘é‘lﬁdkﬁ&&g d&gﬁ(ﬁ i“%mﬂhf i’)ﬁé’;ﬁh&z}ilé C_ngf} ot 3jh (o é:c)@" tihe E,SDSLS C)Z?

. ‘ . . ; i X . : » e
Value o5 ex pected oond faoudd Be ing ciuded n VOl Oropd el

e

Vigked  DHunday He ey 7€ 2T

i

T

Casole (e j@ e S Dﬁm?‘ g’“‘s’www & swii'%ﬁc) E“Vc il

i

By o . ,» 4 & ‘*»J
CAQCIE i) // - Hemody
: -

1L




City of Welland
Infrastructure and Development Services

e Planning and Building Division

60 East Main Street, Welland, ON L3B 3X4

Weuaﬂd Phone: 905-735-1700 Ext. 2251 | Fax: 905-735-8772
Email: devserv@welland.ca | www.welland.ca
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9, EBPECIAL STATUS AREA

the srea bounded by theé Canadian-Natiomal-Canadian Pacific
Railways tunnel route on the north, Colboxne Street on the
aadt, the Canadian National Railway on tha soath, and the
former R.E8. and T. trolley line lands on the west, shown in
Schedule A, Land Use Flan, shall he a Special Status Area,

It is the intent of this Amendment to muintain the rural
residential character of the Special Status Area at present, wtil
such time as hard service axtensions; l.e. piped water aund
sewerage, can he justified in terms of demand for urban residential
development.

The contimally increasing costs of providing adeguate haxd
services dictates a compact form of deavelopment in an orderiy .
pattern that can be serviced in the wost economical way. In this
way, adeguate services can be provided to mest the demands of
development as regulred.

The long term intent is -that the lands in the Special Status
Azea develop as plans of subdivision for urban regidentisl mirposes
and that hard services will sventually be extended to the Area,
The Ffollowing cbjectives and policies govern the development of the
jands in the Special Status aArea.

%%  To mzintain the rural residentisl charmcber of the

Special Status Avea, for the present, and to guide
development in the Avea to urban residential lard uss in
futnre. )

2.2 fo digscourage the expansion of existing non-residential
uges in the Special Status Area and encourage and assist
. advice and ressdrch, their reilceation to more
appropriate areas of the City.

Policiea

2.3 - Lands in the Special Status Area shall be %ovemeﬁ by the
policies contained in the Rural Residential section of
this Amendment.

9.4 In addition to the permitted uees contained in the Rural
Residential section of this Amendment, non~intensive
livestock agricultnral operations may also be permitted
in the Special Status Arxea.




9.6

9.7

2.8

Ho City piped water 0¥ sewarags services shall be
extended to the Special Status Area until all other
regidentinl designhated lands within the nrhan area
boundary im the Amendment Area sre substantially
devalopad. .

tlo plans of subdlvision shall be recommended for approval
in the EBpecial Statug Area until all athex lands within
the urban area boundary in the Bmendment Avea are

substantially developed.

when an existing non~residential use in the Spacial
Status Area wishes to expand, the City will endeavour to
persuade it to expand by means of relocation in an
appropriate area of the City that is bhatter suited for
-its uss.

The bonndiries of the Special Status Area may be changed
through amendment to this Amendment at such tiwe that
developmant is warranted.



ZONING BY-LAW REVIEW APR 26 2015
COMMENTS | |
(Please Print) Integrated Se~vices

Name Dagice » Chsink  Fpoapd

R iy A e S

Address 20 ,igutuc 57

City LTI N | Postal Code .22 77¢
Telephone No. ﬂ;%’ {f-?/ Email ‘fﬂy"u Ao 79 (:i ;;”mg'\ma‘ ey
Would you like to be notified by? Email o Regular Mail

Al 27 fzre

4 ; ’ ST, _ ) B o
Sl /f(ﬁ,ﬁpﬁf‘? ?\7( - TRoPeses Zavnle Fod Juk Lor S AKER
7

;fr - — . . — . 5 e . %
L)ér:\,{ Aot i L pupREXTLY I TEe ARRAN  fiea zonTd e wf SFATU
H

_ -
Pe€pse  gesen ro  pArrdcies f?ﬁ?/? 61'7} Lt et $S 3T ree  gw EFTCT 3L

K19 Los | THE  PagPese oF  foPA §7 s ro Difcoucs s gwe EXSEYS e

GE  Aew ANV~ LESIPENTIAL ASE S 7};&’ Lamil P gnNTENE 4y 7 64 DT

THE A LEA 1o DELSELPACAT o8 WA BAS [AETIFEARN I/ AL D HIE S «

‘fa wp  PLoPeses DX SIEMATiie L Oud Lor TRESs ador Pl

o _ _ o
THese  £edu, fo 2T s ?71‘5"5&"@’&&4 WE Blx  SeEriay Al [Le-]

OV e S TATAS, fmz’!’#ﬂﬁm{t’g 4 fufae  TElidaTron 5 er

& Loni @"?fé-‘-ﬁf-»f—;? FIARSE . WE Ty wiT HAL TS Lo r §(Ze /AL CRDE

1o 1AEE Ap varormie 0F A Al momii  Drsendries - Dak

P e T = | L B HA ; it r e B e BELS oy T l{lﬂ‘éw@*ffe}?)

f i . , .
Bt Bl 05 AL caffp  wses | W nTE Mol Pate7eks. WE

Dk ABED Ul B LAMY pAT AT B6licurTedde  LguD.




N
]
G
~J
i
"

e

9. £PECIAL STATUS AREA

$he area bounded by the Canadian:National-Canadian Pacific
Railways tunnel route -on the north, Colboxrne Streget on the
sagt, the Canadian National Railway on the south, and the
former N.S. and T. trolley line landa on the west, ghown in
‘Schedule A, Land Use Plan, shall be a Special Status Area.

It is the intent of this Amendment to maintain the rural
residential character of the Special Status Area at present, until.
such time as hard service extensions; 1.e. piped water and
sewerage, caii bs justified in termin of demand for urban residential
developnient . '

The continually increasing costs of providing adeguate haxd.
/ services dictates a compact form of development in sn orderly .
" pattern that can be serviced in the most economical way. In this
way, adequate servicas can be provided to maet -the demands of
developnment as required. '

The long term intent is-that the lands in the Spacial statas
Area develop as plans of subdivisfon for urban residential purposes
and that hard services wiil eventually be extended to the Area.

The following objectives and policies govexn the development of the
iands in the Special Status Area.

f

L

WRAME e g e e pedane s

%% 7o maintain ¥he yurai residentisi character of the
A Special Status Arvea, for the present, and Lo guide
L/ development in the Area -to urban residential land uwse in

9.2 76 discourage the expansion of existing non-residential
wses in the Special Status Area and encourage and assist
through advice and research, their relocation to more
appropriate areas of the City.

9.3 - Lands in the Special Status Area shall be governed by tI

policies contained in the Rural Residential section of
this Amendment.

2.4 In addition to the permitted uses contained in the Rural
Regidential section of this Amendment, non-intensive
ilivestock agricultural operations may also be pexmitted
in the Special Status Area. '
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9.7

Mo City piped water oF sewerage sorvices shall be

extonded to the Special Status Area until all other
residentisl designated lands within the urban area
boundary in the Amendment Area are substantially

developad. )
No plans of subdivision shall be recommended for app¥oval

in the 8Special Statua—Area until all other lands within

the urban axea boundary in the Amendwment Area are
substantially developed.

When an existing non-residential use in the Special
8tatus Area wishes to expand, the City will endeavour to
persuade it to expand by nieans of relocvation in an
appropriate area of the City that is better suited for

its use.

The bhounddries of the Special SBtatus Area may -be changed
through amendment to this Amendment at such time that
development is warranted.
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g, SPRCIAL STATUS AREA

The area bounded by the Canadian.National~Canadian PaciXic
Railways tunnel route on the north, Colborne Street on the
cast, the Canadian National Railway on the south, and the
former N.5. and T. trolley line lands on the west, shown in
Schedule A, Land Use Plan, shall be a Bpecial Status Area,

It is the intent of this Amendment to maintain the raral
residential character of the Special Status Area at present, until
such time as hard service extaensionsy i.e. piped water and
gowerage, can be justified in terms of demand for uxbah residential
devalopment.

The continually increasing costs of providing adeguate haxd 1
services dictates a compact form of development in an orderly .
pattern that can be serviced in the most economical way. In this
way, adequate sexvices can be provided to meet the depands of
development as required.

The long term intent is that the lands in the Special Status
/ Area develop as plans of subdivizsion for orban regidentisml purposes
" and that hard services will eventually be extended to the Area.
rhe following cbjectives and policies govern the development of the
lands in the Special Status aArea.

4.1 = To maintain the rural residential character oF the

Special Status Area, for the present, and to gulde
development in the Area te uxban residential lanrd use inm
future. ’

2,2 To discourage the expansion of existing nom-residential
paes in the Special Status Area and encourage and assist
through advice and research, their reiccation te more
appropriate arxeas of the City.

mi-iciea

9.3 - Tands in the Special Status Area shall He governed by the
policies contzined in the Rural Residential section of
this Amendment.

9.4 In addition to the permitted uses contained In the Rural
Residential section of this Amendment, non~intensive
livestock agricultural oparations may alao be permitted
in the Special Btatus Arxea. .

'
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9.6

9.7

2.8

Bo City piped water OF sowsrage sexvices zhall he
extonded to the Special Status Area until all other
residential designated lands within the urbau area
boundary in the Amendment Area are substantially

devalopad.

No pilanz of auh&iviainn shall be recommended for approval
in the Special Statue Area until all other lands within
the urban area boundary in the Amendment Avea are

substantially developed.

When an existing non-residential use in the Special
Status Area wishes to expand, the City will endeavour to
persuade it to expand by neans of relocation in an
appropriate area of the City that is hettexr suited for

A%Es use.

The boundaries of the Special Status Area may -be changed
through amendment to this Amendment at such time that
development is warranted.
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9, SPRCIAL STATUS AREA

The area bounded by the Canadian.National-Canadian Pacific
Rallways tunnel route on the north, Colborne Btreet on the
aage, the Canadfan Mational Railway on the south, and the
former W.8,. and T. trolley line lands on the west, ghown in
Schedule A, Land Use Plan, shall he a Special Statue Area,

It is the intent of this Amendment to muintain the raral
rasidential character of the Special Status Area at present, mtil
such time as hard service extensions; 1.,e. plped water and
sewerage, can be justifiaed in terms of demand for urban residential
development. _ :

The continually increasing coste of providing adeguate hard

services dictates a compact form of development in an orderly .
pattern that can be serviced in the most economical way. 1In this

way, adequate services can be provided to meet the demands of

devalopment as reguired.

The long term intent is that the lands in the Special States
Area develop as plans of subdivision for urban residentisl purposes
aind that hard services will eventuwally be extended to the Area.

Phe following obiectives and policies govexrn the development of the
lands in the Special Status Area.

3.3 o maintain the rural residential character of the
Special Status Area, for the present, and to guide
development in the Area to urban residential land use in
future. |

8,2 ¢ discourage the expansion of existing non-residential
uses in the Special Status Area and encourage and aasiat
through advice and resesarch, their relocation to more
appropriate areas of the Clty.

_inicies

9.3 - Tands in the Special Status Area shall be governed by the
policies contained in the Rural Residential section of
this Amendment.

9.4 In addition to the permitted uses contained in the Rural
Residential section of this Zmendment, non~intensive
liveatock agricultural operations may alsc be parmitted
in the Special Statue Axea.
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3.7

9.8

o
it

Ho City piped water Oy sewerage ssrvices shall he
extended to the Special Status Area until all other
regidentinl designated lands within the urban area
boundary in the Amendment Areca are suhstantially

developad.

No plans of subdivision shall be recommended for approval
in the Special Status Area untll all other lands within
the urban arxea boundary in the Amendment Avrea are

substantially developed.

Fhen an existing non-residential wse in the Special
Status Arvrea wishes to expand, tha City will endeavour to
persuade it to expand by neans of relocation in an
appropriate area of the City that is hetter suited for

Ats use.

The boundaries of the Special Status Area may -be changed
through amendment to this Amendment at such time that
development ig warranted.
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9, SPERCIAL STATUS AREA

Fhe area bounded by the Canadian.National—-Canadian Pacific
Railways tunnel route onr the north, Colborrne Btreet on the
aaat, the Canadian Mational Railway on the south, and the
former N.5. and T. trolley line lands on the west, shown in
Schedule A, Land Usse Plan, shall be a Special Statie Area.

It is the intent of this Amendment to maintdin the raral
regidential character of the Special Status Area abt present, until
such time as hard servica extensions) i.e. piped water and
sewerage, can be justified in terms of demand for urban residential
devalopuent. .

The continnally increasing costs of providing adeguate haxd
services dictates a compact form of development in an orderly .
pattern that can be serviced in the most economical way. In this
way, adequate services can be provided to mest the demends of
development as required.

The long term intent is that the lands in the Special Status
Area develop as plans of subdivision for nxban residential purposes
and that hard gservices will eventnally be extended to the Area.

The following objectives and policies govexrn the development of the
jands in the Special Status Area.

Ohigeriges
%%  ‘to maintain the rural residential character of the

Special Status Avea, fox the present, and o fuide
development in -the Area to urban residential land use in
future. )

%.2 To discourage the expansion of existing non-residential
uses in the Special Status Area and encourage and assist
hrough advice and research, their relocation to more
appropriate axeas of the City.

Eﬁliciea

2.3 - Lapds in the Speclal Status Area shall be governed by the
policies contained in the Rural Residential section of
this Amendment.

9.4 In addition to the permitted uses contained in the Rural
Regidential section of this Amendment, non-intensive
livestock agricultural oparations fay also be pexmitted
in the Special Status Area.
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5.7

9.8

8
et

Mo City piped water Or sewarage ssrvices shall be
extended to the Special Statns Arsa untll all other
residential designated lands within the urban area
boundaxry in the Amendment Area are substantially
developead. .

No plans of subdivision shall be recommended for approval
in ¢the Special Status Area until all other lands within
the urban axea boundary in the Amendment Area are
substantially developed.

When an existing non-residential wse in the Spacial
Statue Area wishes to expand, the City will endeavour to
persuade it to expand by means of relocation in an
appropriate avea of the City that is better suited for
its usa.

The bonndaries of the Special Statns Area may -be changed
through amendment to thies Amendment at such time -that
development 19 warranted.

et s e



April 11, 2017
To whom it may concern,

We are writing to show our support for Regional Official Plan Amendment 7 (ROPA 7) which proposes to
remove 110 hectares of land in the Dain City area from the Welland Urban Area and reclassify this land
to a Rural designation. We understand there are a few individuals that are opposed to this proposition
and felt it important to express our support,

We have lived on Colborne Street for over 41 years. We chose to live on Colborne Street because we
understood this area was zoned rural agricultural and therefore provided the peaceful country setting
we wanted to live in. We were surprised to read that the City of Welland and the Niagara were in the
process of redesignating this to rural zoning as we don’t recall ever being informed of it being
designated as urban. We see the development happening in other areas of Welland and would be
extremely disappointed if our area were to be further developed.

Therefore we strongly oppose to any and all development and fully support the Regional Official Plan
Amendment 7 (ROPA 7).

We kindly request to be included on any further correspondence should this proposed amendment not
be adopted by Council or be subject to any appeal process,

Pauline & Nelson Falardeau
114 Coiborne 5t
Welland, On

13B3P1 ) ey
REGCEIVED

Pauline_falardeau@hotmail.com
JUN § 2 200

CITY OF WELLAND
PLANNING - BUILDING




From;: David Beck and Gloria Pine
164 Colborne 5t
Welland,Ontario

Re: Urban Area Boundary Modification, Regional Official Plan
Amendment 7(ROPA 7)

Please note the letter dated March 29th,2017 was received on April
13th 2017 the day written submissions were requested.

In response to the proposed change of 110 hectares of land from
the Welland Urban area to Rural designation. We are in agreement
with the rural designation.

Please forward the information to the meeting being held April
19th,2017@1:00 pm as we are unable to attend.

Please contact us with the outcome of the meeting.
Thank you for your attention.
Dave Beck & Gloria Pine

Sent from my iPad




Attention :Brian Dick, Senior Planner, Growth
Management
Ms N. Devos Acting Regional Clerk

Planning and Development Services
Niagara Region

From: Tom & Debbie Zack % E @ F E VE D ,
182 Colborne St, Welland : s ot B B W B

Owner of 198 Colborne St and Parcel along 58
JUN 12 2017

Hwy.
CITY OF WELLLAND
PLANNING - BUILDING

Re: PDS 5-2017. File ROPA 7

In response to the letter Dated March 29th,2017 and please note it
was received on April 13th, 2017. We are requesting rural
designation. Please note at no time has there been a conversation
with any person to speak on our behalf.

Please forward the outcome of the meeting when the information is
available. You can contact us at if you require

further information. We are unable to attend the meeting due to the
time. An evening meeting in the future if required would be
appreciated.

Thank you for you attention.
Tom and Debbie Zack

Sent from my iPad



Grant Munday

From: DaisyMay Zack <DaisyMayZack@hotmail.com>

Sent: Woednesday, June 14, 2017 9:10 PM

To: ann-marie.norio@niagararegion.ca; Tara Stephens; Grant Munday

Subject: Re: Urban Area Boundry Modification Consideration (ROPA 7) Meeting being held June

2117

From: DaisyMay Zack

Sent: June 14, 2017 $:02 PM

To: DaisyMay Zack

Subject: Re: Urban Area Boundry Modification Consideration (ROPA 7) Meeting being held lune 21/17

From: DaisyMay Zack

Sent: lune 14, 2017 8:57 PM

To: ann-marie.norio@niagararegion.ca

Cc: Tara.Stephens@Welland.ca; Grant.Munday@Welland.ca

Subject: RE: Urban Area Boundry Modification Consideration {ROPA 7) Meeting being held June 21/17

Attention Brian Dick Senior Planner, Growth Management
Planning and Development Services
Niagara Region

. Ms N. Devos Regional Clerk
Tara Stephens Welland City Clerk, Mayor
Grant Munday Regional Planning Member
Welland City Councel Members

From; David Beck and Gloria Pine
164 Colborne 5t
Woelland,Ontario

Re: Urban Area Boundary Modification, Regional Official Plan Amendment 7(ROPA 7)

Please note the letter dated June 5th/17 was received on June 12th/ 2017 . This leaves us very
little time to respond and look into other information .



In response to the proposed change of 110 hectares of land from the Welland Urban area to
Rural designation . We are in agreement with the rural designation. We purchased the
property with knowing that it is a rural area with few people. We enjoy the quiet times and
nature around us.

To date we have not received the outcome of the meeting held April 19th/17 regarding the
same matter which was requested prior. ‘

We are unable to attend the meeting scheduled due to work. | am inquiring if any
consideration could be given to an evening meeting which would allow myself and other
working residents to attend also.

Thank you for your attention.

Dave Beck & Gloria Pine



Grant Munday

From: DaisyMay Zack <DaisyMayZack@hotmail.com>

Sent: Wednesday, June 14, 2017 9:08 PM

To: : ann-marie.norio@niagararegion.ca; Tara Stephens

Cc: Grant Munday

Subject: Re: In regards to meeting being held June 21st/2017 ROPA 7

From: DaisyMay Zack

Sent: June 14, 2017 9:03 PM

To: DaisyMay Zack

Subject: Re: In regards 1o meeting being held June 21st/2017 ROPA 7

From: DaisyMay Zack

Sent: June 14, 2017 8:33 PM

To: ann-marie.norig@niagararegion.ca

Cc: Grant.Munday@Welland.ca; Tara.Stephens@Welland.ca
Subject: In regards to meeting being held June 21st/2017 ROPA 7

Attention: Brian Dick, Senior Planner, Growth Development
Ms N. Devos Acting Regional Clerk

Tara Stephens Welland City Clerk ,Welland Mayor

Grant Munday Regional Planning Member

Welland City Councel Members

In response to the letter received June 12/2017 regarding the proposal to remove land from the Urban Area
and redesignate the lands to Rural designation. We are in agreement with the changes. We moved to this
area to live in a rural setting where nature can be enjoyed. We are opposed to a subdivision being built in this
area. The surrounding farm lands are being farmed in this area.

Please note that our names have been mentioned in a document provided by the lawyer representing the
Froud Family. We have not had any contact with the parties of the Froud family in many years and have not
provided any verbal or written consent for them to use are names on any documents, nor do they speak on
our behalf. '

Unfortunetly we are unable to attend the meeting due to the time scheduled . If consideration for an evening
meeting would be brought to the table we would be able to speak on our behalf regarding this matter.

For future correspondance | am requesting that furture mailing be sent sooner as the letter was dated June
5th, received June 12th, with a response to be submitted by June 15th/17 by 0900,



Please note that with the last submission regarding the meeting held on the same subject April 19th/17 | had
requested feed back regarding the outcome of the meeting. To date | have not received any information.

Thank you for your attention.

Tom and Debbie Zack
182 & 198 Colborne St, Welland



i LAWYERS |

3 oo e s e

une 7, 2017

Via Emnail to grant. munday@weiland.ca

Reply to 5t. Catharines Office
THOMAS A. RICHARDSORN, C.5.
905.688.2207 - Direct line

farichardson@sullivamualioney.com

Certified Specialist {Municipal Law - Local
Government/Laitd Use Planning and Development)

Mr, Grant Munday, Manager of Development Approvals
Planning Division, Development and Infrastructure Services
City of Welland

60 East Main Street

Welland, ON L3B 3X4

Dear Mr, Munday:

Re:  City of Welland draft Comprehensive Zoning By-law
Our File No. 87908

As you are aware, we act as solicitors for Marc and Caroline Plamondon, Harold and Claudette Froude, Dan
and Christine Froude, and James and Carole Aane Jones, residents and owners of land on Colborne Street in
the City of Welland, with respect to the proposed Comprehensive Zoning By-law. We made submissions to the
Council in Committee on Tuesday, June 6, 2017,

The putpose of this letter is to request that notification of any other steps to be taken in this matter be provided
to this writer on behalf of our clients, including the date of consideration of a staff recommendation report, and
notice of passage of the By-law.

I would like to point out that a similar request was made by letter dated May 9, 2016, a copy of which is
attached hereto, Unfortanately, our request was not honoured and we did not receive notice of the Open House
and public meeting from the City of Welland. Fortunately, anothet member of this firm on a separate file did
receive notice and shared those notices with this writer.

Thank you for your anticipated co-operation in this matter.
Yours very traly,

SULLIVAN, MAHONEY LLP

Per: mz% y

TAR:simi Thomas A, Richardson, C.S.

Enclosure

co—Ms. Tara Stephens, City Clerk
co—Messts, Harold and Dan Froude
co—Mr, Greg Hynde

40 Queen Sircet, . O. Box 1360, 54 Catharines, Ontario L2R 622 Telephane: 905-688-6653, Facsimile: 905-688-3314
4781 Portage Road, Niagara Falls, Ontario L2 6B1 Telephons: 905-357-0500, Facsimile: 945-357-050%
wvw. sullivan-maboney.com

V.F. Muratod, Q.C. P.B. Bedard T.A. Richardson P.M. Shechan W.B, MoKalg J. Dallal D.A. Goslin
JM. Gouli R.B, Culliton 1.R. Bash P.A, Mghoncy B.A. Macdonald M. Bonomi O.W. McCann
8.J. Premi C. D'Angslo R. Vacen T. Wall B.J. Troup D M. Willer L.K.Passons
J.P. Malcney M.D. Atherton D. Continenza L.Spambellug D.A. Maleney P.A, Busl C.L. Dilis

BL, Bush R.C. Corbett




SULLIVAN MAH_ONEYM

May 9, 2016
Via E-mail to rose.difelicef@welland.ca

Reply to St. Catharines Office
THOMAS 4, RICHARDSON, C.5.
905.688.2207 — Direct fine

tarichardsoné@aullivanmaheney.com

Certlfied Specialtst (Minicipal Low — Local
Government/Land Use Planutiug and Developnteng)

Ms. Rose Di Felice, Manager,
Development Planning and Real Estate
City of Welland

60 Hast Main Street

Welland, ON L3B 3X4

Dear Ms., Di Felice:

Re:  City of Welland New Comprehensive Zoning By-law
Our File: 87908

As you are awars, we act for Harold and Claudette Froude with respeet to land located in the northeast
quadrant of Highway 58 and Forks Road in the City of Welland. As you are aware, the designation of
this land in the City of Welland’s new Official Plan has been deferred by the Regional Municipatity of
Niagara for further consideration as part of its municipal comprehensive review.

We are advised by our clients that a new Comprehensive Zoning By-law is in process. We are
informed that our clients have filed written objections to the proposal to zone the subject lands

Agricultural,

The purpose of this letter is to formally request notification of any further steps to be taken in the
processing of the Comprehensive Zoning By-law. We request notification of any further Open Houses
to be held in respect of this matter, and notification of the statutoty public meeting to be held.

We trust that the City, in processing this new Comprehensive Zoning By-law, has taken into account,
with respect to the Froude lands, that the new Official Plan has not taken force and effect with respect
to the Froude lands. Rather, the designation proposed by the City of Welland has been deferred by the
Regional Murticipality of Niagara pending further consideration. Consequently, in our opinion, the
former Official Plan designation remains and should be reflected in any new Comprehensive Zoning
By-law,

40 Queen Street, P. 0. Box 1360, St, Catliarines, Ontario L2R 6Z2 Telephono: 905-688-5655, Facsimile: 205 -488-5814
4781 Parlage Road, Niagara Falls, Ontaro L2E §B1 Telephone: 905-357-05(0, Faosimite: 905-357-9501

wan sizlfivan-iahoney.eont

V.F, Muratord, Q.C. P.B. Bedard T.A. Richardsan PM., Sheehrn W.B., MoKaig 1. Dallal D.A Goslin
JM, Gottii R.B. Culliton I Bush P.A. Malionsy B.A. Macdonatd M.J, Bonosni G.W. MeCann
5.J, Premi C. D'Angelo R. Vacoa T, Wall B.J, Troup D.M. Willer LK Parsons
IP. Matoney M.D, Atherton M.W. Vanoostveen D, Coniinenza L.Sgambelluri D.A, Mnioney P.A. Bush

C.L. Dilis




Page Two

We look forward to an opportunity to make further submissions in this matier at any future Open
House and at the statutory public meeting. '

Any further notification should be given to this writer.
Yours very truly,

SULLIVAN, MAHONEY LLP

Per:
W s

Themas A. Richardson, C.S.
TAR:sm .

ec—Mr, and Mis, Harald Froude

ec—hr, Greg Hynde




Grant Munday

From: Councillor Bonnie Fokkens
Sent: Monday, June 12, 2017 8:58 PM
To: Grant Munday

Cc: council

Subject: Fw, PDA 5-2017, File ROPA Y
Hi Gran

Re Colborne 5t

This is another property in this area that has submitted in favor of your plan. She has asked if you can accept
this.

Regards - Bonnie Fokkens.

From: Viviana Carlevaris <carlevarisviviana@gmail.com>
Sent: Monday, June 12, 2017 8:32 PM

To: Councilior Bonnie Fokkens

Subject: PDA 5-2017, File ROPA 7

To whom it may concern,
RE: Urban Area Boundary Modification, Regional Office Plan Ammendment 7 (ROPA 7).
We at 106 Colborne Street are in agreement with rural designation.
I will be unable to attend the meeting on Tuesday, June 13, 2017.
| Please forward the outcome of the meeting at your earliest convenience.
Thank you for your attention regarding this matter.

Viviana Carlevaris &
Nino Mercuri



Grant Munday

From: Councillor Bonnie Fokkens
Sent: Monday, June 12, 2017 8:58 PM
To: Grant Munday

Ce: council

Subject: Fw: PDA 5-2017. File ROPA 7
Hi Gran

Re Colborne St

This is another property in this area that has submitted in favor of your plan. She has asked if you can accept
this.

Regards - Bonnie Fokkens

From: Viviana Carlevaris <carlevarisviviana@gmail.com>
Sent: Monday, June 12, 2017 8:32 PM

To: Councillor Bonnie Fokkens

Subject: PDA 5-2017. File ROPA 7

To whom it may concern,

RE: Urban Area Boundary Modification, Regional Office Plan Ammendment 7 (ROPA 7).
We at 106 Colborne Street are in agreement with rural designation.

I will be unable to attend the meeting on Tuesday, June 13, 2017,

Please forward the outcome of the meeting at your earliest convenience.

Thank you for your attention regarding this matter.

Viviana Carlevaris &
Nino Mercuri



Grant Munday

From: Counciltor Bonnie Fokkens

Sent: Saturday, June 10, 2017 5:08 PM
To: mayor; coungil; Grant Munday
Cc: Gary Long

Subject: Fw:. Colborne St zoning
Attachments: regional.docx

Afternoon - | have been asked to forward this letter on behalf of Ms Falardeau. The letter attached is what she
submitted to the Regional Planning Committee in April and she had thought that the Region shared it with the
city. Unfortunately - that is not the case. She has advised that there are also 3 other land owners on Colborne
St that are not in favor. However unless they present - hearsay is not allowed.

| had informed Mr Munday of this letter - his response is below.
I respectfully submit this letter on her behaif with her permission. Her email is listed below as well
Regards Bonnie

From: Grant Munday <grant.munday@welland.ca>
Sent: Wednesday, June 7, 2017 10:36 PM

To: Councillor Bonnie Fokkens

Cc: Tara Stephens

Subject: Re: Letters regarding zoning changes

All tetters go to me. Anyone can submit comments but | would have to see what it says before deciding what
to do with it. Can't you just type a letter and have them sign it or alternatively we have forms to fill out.

From - Bonnie Fokkens

To - Grant Munday; Tara Stevens

Hi Grant -

Asking:

Can | submit a letter re the zoning by law on behalf of a resident with their permission?
And to whom?

Thanks

Regards - Bonnie Fokkens

From: Pauline Falardeau <pauline_falardeau@hotmail.com>
Sent: Wednesday, June 7, 2017 9:16 PM

To: Councillor Bonnie Fokkens

Subject: Coiborne St zoning

Hi Bonnie,

I would like to thank you again for listening to my concerns regarding the zoning designation on Colborne St
and the proposed development suggested by my neighbours. As | explained to you through my phone call, |
moved here in 1974 with the understanding that | would be living in a rural type environment. | love the
peace and quiet this area has provided me while raising my children and enjoy the wide variety of readily

1



available wildlife. | certainly hate the thought of loosing any of this through any sort of development. The city
has plenty of other desirable land that is already serviced that is much more conducive to a development. As
per our conversation, please find enclosed the letter that | submitted to the region in April 2017 regarding this
matter. Thank you

Sincerely

Pauline Falardeau

114 Coiborne 5t

Welland, On

L3B 3P1

905-735-1441



April 11, 2017
To whom it may concern,

We are writing to show our support for Regional Official Plan Amendment 7 (ROPA 7) which proposes to
remove 110 hectares of land in the Dain City area from the Welland Urban Area and reclassify this land
to a Rural designation. We understand there are a few individuals that are opposed to this proposition
and feit it important to express our support.

We have lived on Colborne Street for over 41 years. We chose to live on Colborne Street because we
understood this area was zoned rural agricultural and therefore provided the peaceful country setting
we wanted to live in. We were surprised to read that the City of Welland and the Niagara were in the
process of redesignating this to rural zoning as we don’t recall ever being informed of it being
designated as urban. We see the development happening in other areas of Welland and would be
extremely disappointed if our area were to be further developed. |

Therefore we strongly oppose to any and all development and fully support the Regional Official Plan
Amendment 7 (ROPA 7},

We kindly request to be included on any further correspondence should this proposed amendment not
be adopted by Council or be subject to any appeal process.

Pauline & Nelson Falardeau
114 Colborne St

Welland, On

L3B3P1

Pauline_falardeau@hotmail.com




BOARDING & LODGING




Grant Munday

From: Gary Long

Sent: Tuesday, June 13, 2017 7:48 AM

To: Grant Munday

Cc: Sal lannello

Subject: FW: Proposed New Comprehensive Zoning By-Law

Good morning Grant,
FYl, Thanks.

Gary

Gary Long |

Chief Administrative
CAOQ's Office NaIaY
Corporation of the C } {é

60 East Main Street
Phone: (905)735-1"
www.welland.ca R

ONTARIO + CANADA ﬁ%

This email may contain confidential and/or privileged inft . Any review,
disclosure, or distribution by others is strictly prohibited. sntact the sender
immediately and delete all copies.

. ot et e et e s e B SO }__..._..__..._...
Fraom: rfordyce rfordyce [maitto:rfordyce@bell.net]

Sent: June 13, 2017 12:07 AM

To: mayor <mayor@welland.ca>

Cc: Gary Long <gary.long@welland.ca>; Sal lanneflo <sal.iannello@welland.ca>
Subject: Proposed New Comprehensive Zoning By-Law

Mayor Campion....with the adoption of the New Comprehensive Zoning By-Low likely to be adopted at the
Council Meeting tomorrow night I thought I would 1 send you a brief note with what I feel on this file. I have
lived in Welland for 40 years and have witnessed the evolution of the city as it changed with the times to what
we have today. Since I do live in north Welland I have been faced with all the problems of Residential Student
Housing, which has taken over the neighborhoods around Niagara College. Over the past year and a half we
have been forced to study the old and the new Comprehensive Zoning By-Law in great detail. We have also
looked into other cities that have the same issues and have written by-laws that deal with all the issues. When
looking at our cities by-laws we have registered many complaints with authorities in the By-Law office with the
following results.....

-it is OK to park 6 or more cars on a property
-it is OK to park on the front lawn

-it is OK to covert a back yard into a parking lot



-it is OK to put your garbage, trash, recycling on the front porch or in front of the garage

-it is OK to park your construction equipment (trucks, tailors, snow plows, plow blades) on the front lawn on a
corner lot

-it is OK to park your 25 foot boat on your front lawn for months
-it is OK to place student rental signs permanently (fixed) in the front law and signs in every window

-it is OK to let the grass grow out of control and when forced to cut it the absentee landlords do not frim
anything

-it is OK to let property structures deteriorate with little or no maintenance.

These are just the tip of the ice berg....north Welland is in a death spiral....the Seaway Mall is in decline,
accommodation in surrounding schools at all levels are in decline. The complaint based system is a failure in
Welland, we should have dedicated officers to deal with student housing violations...residents are fed up and
that is why literally hundreds have moved away. In all this the city has no idea how many student residents
there are they safe.

Where is our by-laws for .....

Lot Maintenance

Rental Housing By-Law...non existent!!!!

Parking By-Law

The Town and Gown Committee needs to develop its own By-Law for Student Rental Housing using
Templates from other jurisdictions that have already done this and not wait for Thorold to develop theirs. If
Welland takes this route it will take years to complete and then were will we be..... ? For the record the
councilors in North Welland have let the residents down with there complete lack of support....

Respectfully

Ron Fordyce




Grant Munday

From: chair@downtownwelland.ca

Sent: Tuesday, June 6, 2017 11:47 AM

To: Grant Munday

Cc: s.hicks@downtownwelland.ca

Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report
Hi Grant,

It was explained to us that the boarding and lodging would not cover student housing because in
student housing you can have a number of rooms to one bathroom which is not the case with
boarding and lodging. Also student housing can have shared kitchen facilities which we were
explained is not permitted with boarding and lodging.

Has that changed?

Dolorese B. Wright

Chair

Welland Downtown BIA

195 East Main Street
Welland, ON L3B 1W?7
Office: 289-820-SHOP (7467)
chair@downtownwelland.ca
www.downtownwelland.ca Eperisncs O ST

DOWNTCWN

WELLAND

LAag BB fidiids

This e-mail is confidential, intended solely for the use of the recipient(s} to whom it was addressed. If you have received
it in error, please do not copy or distribute this e-mail. We ask that you notify us immediately by replying to the sender
and then delete this e-mail. E-mail sent or received over the internet may not be secure. You should use caution when
sending e-mail messages containing private and confidential information or consider other secure means to send the
information. if you

have any questions regarding the authenticity or security of the e-mail you have received please do not hesitate to
contact us at 1-289-820-7467,

Ce courriel est confidentiel et n’est destiné a &tre utilisé que par le ou les destinataires a qui il est adressé. Si vous avez
recu ce courriel par erreur, merci de ne pas le copier ni le distribuer. Nous vous demandons de bien vouloir nous en
avertir immédiatement en répondant a I'expéditeur, puis en supprimant ce courriel. Un courriel envoyé ou recu par
Internet peut étre sujet a des atteintes a la sécurité. Soyez prudent lorsque vous envoyez des courriels contenant des
renseignements privés et confidentiels, ou envisagez d’autres moyens plus sdrs d’envoyer ces renseignements. Pour
toute question concernant I'authenticité ou la sécurité du courriel que vous avez regu, n’hésitez pas a nous contacter
par téléphone au 1-289-820-7467.



From: Grant Munday [mailto:grant.munday@welland.ca]

Sent: Monday, June 05, 2017 10:48 PM

To: chair@downtownwelland.ca

Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report

Student housing is covered under Boarding and Lodging, we can't discriminate based on type of people. Because of this
we use the generic term boarding and lodging. This is permitted in proposed DMC zone.

From: chair@downtownwelland.ca [chair@downtownwelland.ca]

Sent: June-05-17 3:33 PM

To: Grant Munday

Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report

HI Grant, my gueries with regard to the changes (great job by the way bringing all together -1
though your presentation was concise and very informative) is the definition for dwelling.

Where would student housing come into the definition dwelling of the renamed downtown
zone? We wanted to have it inclusive as we continue to work to the goal of a downtown campus
and residence into the future.

Also with enhanced bus service, promotion of the downtown as a place to live to enhance the
density.

Regards.

Dolorese B. Wright

Chair

Welland Downtown BIA

195 East Main Street

Welland, ON L3B 1W7

Office; 289-820-SHOP (7467)

chair@downtownwelland.ca v

www.downtownwelland.ca Fpoviancs (e AT

DOWNTOWN

WELLAN

R

A

This e-mail is confidential, intended solely for the use of the recipient(s) to whom it was addressed. If you have received
it in error, please do not copy or distribute this e-mail. We ask that you notify us immediately by replying to the sender
and then delete this e-mail, E-mail sent or received over the internet may not be secure. You should use caution when
sending e-mail messages containing private and confidential information or consider other secure means to send the
information. If you '



have any questions regarding the authenticity or security of the e-mait you have received please do not hesitate to
contact us at 1-289-820-7467.

Ce courriel est confidentiel et n’est destiné 3 &tre utilisé que par le ou les destinataires a qui il est adressé. Si vous avez
regu ce courriel par erreur, merci de ne pas le copier ni le distribuer. Nous vous demandons de bien vouloir nous en
avertir immédiatement en répondant a I'expéditeur, puis en supprimant ce courriel. Un courriel envoyé ou regu par
Internet peut tre sujet 3 des atteintes 3 la sécurité. Soyez prudent lorsque vous envoyez des courriels contenant des
renseignements privés et confidentiels, ou envisagez d’autres moyens plus slrs d'envoyer ces renseignements. Pour
toute guestion concernant I’authenticité ou la sécurité du courriel que vous avez regu, n’hésitez pas a nous contacter
par téiéphone au 1-289-820-7467.

From' Grant Mundav [ma|!to grant munday@wel!and ca]

Sent: Monday, June 05, 2017 11:36 AM

To: Grant Munday <grant.munday@welland.ca>

Subject: Proposed New Comprehensive Zoning By-law Staff Report

Please find attached the staff report on the proposed new Comprehensive Zoning By-law (via email only). This Report
will be considered at the Tuesday, June 6, 2017 Council Meeting which is being held in Council Chambers at 7pm. The
Appendices can be found at the link noted below.

https://www.welland.ca/Planning/ZoningReview.as

Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

This email may contain confidential and/or privileged information for the sole use of the mtended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in emor, please contact the sender
immediately and delete all copies.
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ZONING BY-LAW REVIEW éw/?%% %4
COMMENTS Kol b -
(Please Print)

Name  200ipeh i Bole o Woncy Doyed s ko)
Address =¢ L/ d/pn/ $77 & ~ /

City 2 /04 20D )T ] Postal Codeégd Y Sz

Telephone Nogs g pep - 3202 EMal @ Carbarbie @roger. Cons
Coae. 73 €572 @ Pancgol63 @ rioar f - E

Would you like to be notified by? oEmail o Regular Mail

1 am requesting a permit to build a secondary suite in a detached garage on my property { as per new Ontario
zoning legislation) for my aging mother for the following reasons:

1. With the shortage of affordable housing, and the limited income of a retiree - this arrangement would
dramatically reduce living costs and financial concerns associated with having her own home or having to live
in an assisted living facility for my Mom, and subsequently me (her only helper).

2. With the imited community health care services for seniors that can still walk, bathe themselves, etc.- |
want to be able to quickly assist my Mom (by having her in close proximity - 20feet away) if she requires
additional help, but still facilitate us living independently as she ages - we do not want fo risk needing to
depend on an already depleted/inadequate community heaith system when this arrangement will enable her
to live independently in the community for years to come in extremely close proximity to me and reduce the
mental and physical toll it will have on me (her only care giver).

3. | love my period home (circa 1930) with much of its character still intact - it is a moderate sized home (less
than 1100 sq feet) - In order to build her an accessible unit in my home would be next to impossible due fo it's
size and/or completely change the layout - it would result in a very cramped space, and dramatically diminish
the character of the home... | have a targe lot - my side yard (the second lot) is more than big enough to
accommodate a garage with a secondary and accessible/senior-friendly suite, and the remainder of my
property is still large enough that | can have ample green and garden space.

4. There are some features of my property (such as my garden, etc) that | want to share with my Mom in her
old age, so that she can still have a high quality life without the maintenance, cost, and distance from me if
she were to have her own home or live in a local assisted living facility. This arrangement would promote her
mental, physical;and social health. She was a RN for 45yrs, now retired, and does not want be a burden on
the already over taxed health system , '

P "ig%?:g g‘?—nﬁ‘i.ﬁi—;{: e -.7....-,,,_\,i ,; o
Thankyou for your consideration of my request R -l j@g Be B

Sincerely

’ Mad 15 0%

Barbara Bilboe e v
Integrated Services

cc Nancy Dmytrow Bilboe
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Ben Hiebert, C. Tech.

Building Services Technician

e CITY OFWELLAND
Integrated Services - Building Division

60 East Main Street,

Welland, Ontario, Canada 13B 3X4

805-735-1700, Ext. 2249 Fax:; 905-735-8772
ben.hiebert@welland.ca www.velland.ca
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i’ Christopher Mazzuca, CPT.
i Planning Technician TL
Integrated Services

ii?enmﬁ
CITY OFWELLAND

60 East Main Street

Welland, Ontario, Canada L3B 3X4
905-735-1700, Ext. 2255 Fax 905-735-8772
christopher.mazzuca@welland.ca www.welland.ca

Grant Munday, B.AA.
Planning Supervisor
Integrated Services
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ZONING BY-LAW REVIEW

COMMENTS Integrated Services

(Please Prmt)

Name /%;fuu Y, zg/z@% obzs%/%/% 545%“

Address /5! Fuody S /B e s |
/ Posta] Code (}C\%’Uj

City Q{/gé_é_ﬂ/i’/ﬁ

Telephone No. (- éfﬁ»g 29z
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HIGH DENSITY ZONING ON THE
EAST SIDE OF NIAGARA STREET,
SOUTH OF WOODLAWN ROAD
AND WOODLAWN CEMETARY
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(Please Print) CITY OF WELLAND
PLANNING - BUILDING
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Grant Munday
_ JUN T3 Ul
From: Pat Rocca <patarocca@gmail.com>
Sent: Thursday, June 15, 2017 10:55 AM NS YT e
sen Grant Mooy CITY OF WELLAND
Subject: 684 Niagara St. PLANNING - BUILDING

Ilive at 684 Niagara St and have lived here since 1999. When I bought this property there were already signs
on 2 properties indicating that highrise apartment buildings were being proposed. We also learned that under
the official plan we were designated as having a RM4 zoning which would allow for highrise development.

I am in favor of the planning bylaws being proposed by the Planning Dept.

1 am adamantly opposed in granting a 30 metre buffer between my property and the properties on Gadsby Ave.
Sincerely

Pat and Wendy Rocca




City of Welland
infrastructure and Development Services
N \ Planning and Building Division
Aﬁ\wum 60 East Main Street, Welland, ON L3B 3X4
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if you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca
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If you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca
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If you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca

(=i sl
www.welland.ca/Development/ZoningReview.asp P
EI:- ‘rik




Grant Munday

From: dbelanger4 dbelanger4 <dbelanger4@sympatico.ca>
Sent: Wednesday, May 31, 2017 12:49 PM

To: Grant Munday

Subject: zoning by-law review

1 am objecting because OPA #77 made with the city in 1991 was not taken into consideration in 2010.
1 would like to receive copies of all staff reports regarding this topic .

1 would also like to be kept informed of all the developing bylaws before it goes to council.

yours truly

Donald Belanger

263 Gadsby Ave.

Welland On

L3C 6M2



Grant Munday

From: Paul & Sandy <psmelsky@cogeco.ca>
Sent: Tuesday, May 30, 2017 10:03 AM

To: Zoning Review

Subject: Zoning by-law review

After last night's public meeting | am even more opposed to the changes in the zoning bylaw review. Itis
understandable that the east side of Niagara Street between the cemetery and Aqueduct be zoned high density because
of the business on the street. However, the residents in the Fox Estates that border behind the Niagara St. properties
need to be seriously considered as to the maintaining of the character of this existing neighbourhood, The removal of
OPA 77 is incomprehensible. There must be some protection for the wooded area that divides the existing properties
not only as an environmental issue but also as a buffer for the unsightly development of buildings that will most likely
be built there. There must be safeguards for the residents who will remain on their Niagara St. properties.

| am opposed to the change in lot sizes for RL1 zones. This will benefit the "unknown developer " of 396 Aqueduct St.
Again no regard for maintaining the existing neighbourhood surrounding Hilda St. and Gadsby Ave.

it appears that developers are the focus for the City of Welland ,not the residents and the existing neighbourhood.

Sandra Smelsky

200 Gadshy Ave.
Welland,L3C 6M9

905-788-0146 1.?*"% .!' \,
pemelky @cogeco.c RECEIVED
MAY 30 2017

CITY OF WELLAND
PLANNING - BUILDING




Grant Munday

From: Suzanne Holowatsch <sholowatsch@cogeco.ca>
Sent: Tuesday, June 6, 2017 6:21 PM

Tos Grant Munday

Subject: staff report and decision of the city of welland

Hello Mr Munday,
“Regarding the new comprehensive zoning by-law ({file no 2015-09) please note that | would like to receive a copy of the

staff report regarding this matter. | also wish to be notified of the decision of the City of Welland on this zoning by-law.

Thanking you in advance,

Suzanne Holowatsch



Grant Munday

From: sheharper55 <sheharperb5@aol.com>
Sent: Monday, June 12, 2017 5:04 PM

To: Grant Munday

Subject: 670 Niagara Sireet, Welland, On
Grant,

My husband and | reside at 670 Niagara Street, Welland, and are opposed to the high density zoning proposal
on the east side of Niagara Street.

Forgive my ignorance in this matter. If you develop Niagara Street between Woodlawn and Hilda and you don't
do it as a block, but by part and parcel, how do you control urban develoment and planning, as well as traffic on
Niagara Street? Similar issues were raised for the condo unit being built by the Esso station on the west side of
Niagara Street. Iam told that there can potentially be buildings with 125 units per hectare, how could they all
possibly have driveways on Niagara St.

We are also opposed to the 30 meter green space setback at the rear of our property.

I don't understand the proposal as this is private property. Currently, my lot is 100 x 500 feet, you are taking
away 100 feet of that. Who is going to reimburse me for 10,000 square feet. If this proposal moves forward
will my taxes decrease, as you have taken away 100 feet of the 500 feet we currently have. If we should decide
to sell are you now saying our lot size is now going to be 100 x 400, and whom will be paying for that lost 100
feet.

Qur understanding is that in the early 90's a developer was going to purchase all the properties from Woodlawn
Avenue to Hilda on the east side of Niagara Street. Some type of agreement was made with that developer to
purchase all these properties to keep 30 meters of green space but only in the event the whole block of
properties were purchased. Our understanding is that this agreement had nothing to do with the City of
Welland but an agreement with the developer and the residence on Gadsby. As the developer did not purchase
the entire block of properties, therefore there is no agreement.

Would you kindly add us to the mailing list and provide us with all documents related to the proposed green
space and the zoning change to the east side of Niagara Street.

Regards,

Larry and Sheila Harper
670 Niagara Street
Welland, ON L3C IM1
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Zoning By-Law Review Comments

John & Cielo Orfei | HE @;&E EVE ;

20 Hilda Street

Welland, Ontario JUN -5 2017
L3C 3N2 _ CITY OF WELLAND
To be notified by email | PLANNING - BUILDING

Homeowner: 10 years

Mr. Grant Munday, Mr. Mayor Frank Campion, City
Councilors

RE: Comprehensive Zoniug by-law

1 am writing in solidarity with my neighbors and to express serious concerns about the
rezoning that the city is proposing. Your lack of regard for the community, the
environment and our neighborhood’s lack of information about this matter is appalling.

[ have lived in my home at 20 Hilda Street for over 10 years and care deeply about my
home and even more so for my community. I found out through my neighbors that the
City of Welland’s intent is to destroy historical wooded areas, rezone lands for high
density housing and that none of this has been properly communicated to any of us. It is
disturbing that elected officials and public servants would stoop to this level of secrecy.

My neighbors were able to attend the May 29" meeting and advised me that Mr. Grant

Munday admiited to a number of things that are simply shocking. The following items

are disturbing and I feel deceived by the very people that are supposed to be taking care
of our city:

e Mr. Munday advised that the City’s Official Plan from 2010 was published in the
Welland Tribune and also on the city’s website. A change this substantial should
have come directly to our neighbourhood. Through a tax assessment or a water
bill. Other cities in our country and Province send direct notices to impacted
home owners. These types of notices are usunally buried in a2 newspaper and
with all due respect your website is uot easy to navigate.

» Mr. Munday stated that OPA#77 key negotiated item regarding a minimum 30
meter wide treed buffer strip was purposely omitted because it would hinder a
multi-residential plan and the Residential High Density Designation. WHY
would anyone purposely omit such a critical piece of iuformation? I would




like an answer to this...again, it feels deceitful. Is there something else that
we don’t know?

e When Mr. Munday was asked at Monday’s meeting, if énvironmental concerns
were considered in the proposed changes, he clearly stated that they were not. He
explained why this area was chosen to be developed as a high density residential
area and environmental issues were not considered because this is not a protected
environmental site. This makes absolutely no sense. We all have a
responsibility to our environment and not regarding or caring this beautiful
forested area is truly irresponsible.

e The proposed development south of Hilda Street on the 396 Aqueduct Sircet
property. [ understand that up to 6 homes with very narrow properties could be
built and that the treed buffer could be removed? IS THIS CORRECT? To
destroy an old wooded area that adds so much beauty, serenity, grace and also
cleans our air for our city would not only be appalling but would prove to be a
clear lack of long term vision when it comes to beautifying our cities and
enhancing our collective lifestyles. I am also appalled as stated above that
NONE OF THIS was ever communicated. Something like this impact my
home, my quality of life and the value of my home. You owe your citizens,
the people you serve this small amount of respect.

I join my neighbor’s and strongly feel that this neighborhood is a jewel in our city’s
-crown. This'is one of the MAIN reasons [ chose this to be my home. It appears that no
regard for the citizens that live in this neighborhood has been considered and worse than
this, you tried to keep it all a secret. I am having a very hard time accepting this and
would like some explanations on why you would want to destroy our forest, destroy our
neighborhood and all under a shroud of secrecy.

[ am a good citizen, [ pay my taxes, [ look out for my neighbors and want the City of
Welland to treat us all with the respect that we deserve.
We implore you to preserve these two beautiful forest areas.

Please consider this heartfelt letter when making your decisions.

John and Cielo Orfei
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TO: Grant Munday, Mayor Frank Campion, City Councillors and other-concerned
parties

My grandparents built my house in 1949 (one of the first two in this area) and | have
lived here since 1980. Back then the Fox Estates was an undeveloped bush area with
fruit trees and wild strawberries and lots of wildlife and Hilda St was an unpaved road
that started at my corner lot on Gadsby Ave and went east to “the dikes”. Our woodlot
was in one piece and was considered a greenspace. Then the bush was cleared and the
Fox Estates was born and the city cut our greenspace in half to create the extension to
Hilda St and give a second access to the new subdivision. That move effectively reduced
our greenspace to woodlots and because of their reduced size they were no longer
protected areas. In 1991 a group of residents from Gadsby Ave, Hilda St, and Aqueduct
St fought to keep the Carolinian woodlot north of Hilda St. Then in 2006-2007 the
residents fought the sale and development of the Carolinian woodlot and playground
south of Hilda St. At that time ‘significant’ trees and wildlife were identified in our
wood|lots. If the city had not chosen to cut our woodiot in half neither of these
confrontations would have been necessary because as | said, our greenspace would
have been protected.

i was on the executive of the Aqueduct Park Neighbourhood Association formed for
the 2006 fight and having received their permission, | would like to share a couple of
comments our group received at the time in response to thank you letters our
Communications Director sent out,

Councillor Pat Chiocchio wrote:

“Thank you for your kind words, you live in a great neighbourhood, with great
people. I will always support Aqueduct Park, and 1 will continue to keep it
on the front burner.”

City of Welland Parks Supervisor Peter Boyce wrote:

“Thanks, I will pass your kind words on to the crew. Also I really
support your group's efforts to save the Park. It is something that I
believe is irreplaceable. It is a shame anyone would pave over this
beautiful green space.”

My sentiments exactly Peter.
The saga continues in 2010 when the city planning department purposely repealed

OPA#77 and had the audacity to “notify” the residents by putting a little notice in the
paper. We were advised at the May 29" meeting that “that’s all we are required to do”.



Well, | have a very busy life and | don’t check the city’s website or the Tribune notices
every day.

i admit that | don’t understand how city hall works and why the province can force a
municipality into a percentage of growth every year. | also don’t understand why the
city has to destroy our woodlots to achieve their goals. We have a lovely, well
maintained, quiet neighbourhood and even before the current real estate boom, For
Sale signs did not last long around here. Currently, it is a safe neighbourhood in which to
raise children but, will it remain that way when the apartment buildings start going up?
Not only does the woodlot block the majority of the traffic noise from Niagara St, it is an
environmental bonus to our clean air and is a habitat for numerous species of wildlife.
Once destroyed, it can never be replaced.

What | do understand is that even though this development may not take place for
years to come, if we as concerned residents don’t stop the madness now, future
generations will pay the price.

Respectfully,
Anne Vernon

192 Gadsby Ave N
Welland
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TO: Grant Munday, Mayor Frank Campion, City Councillors and other concerned
parties

My grandparents built my house in 1949 {one of the first two in this area) and | have
lived here since 1980. Back then the Fox Estates was an undeveloped bush area with
fruit trees and wild strawberries and jots of wildlife and Hilda St was an unpaved road
that started at my corner lot on Gadsby Ave and went east to “the dikes”. Our woodlot
was in one piece and was considered a greenspace. Then the bush was cleared and the
Fox Estates was born and the city cut our greenspace in half to create the extension to
Hilda St and give a second access to the new subdivision. That move effectively reduced
our greenspace to woodlots and because of their reduced size they were no longer
protected areas. in 1991 a group of residents from Gadsby Ave, Hilda St, and Aqueduct
St fought to keep the Carolinian woodlot north of Hilda St. Then in 2006-2007 the
residents fought the sale and development of the Carolinian woodlot and playground
south of Hilda St. At that time ‘significant’ trees and wildlife were identified in our
woodlots. If the city had not chosen to cut our woodlot in half neither of these
confrontations would have been necessary because as | said, our greenspace would
have been protected.

| was on the executive of the Aqueduct Park Neighbourhood Association formed for
the 2006 fight and having received their permission, I would like to share a couple of
comments our group received at the time in response to thank you letters our
Communications Director sent out,

Councillor Pat Chiocchio wrote:

“Thank you for your kind words, you live in a great neighbourhood, with great
people. I will always support Aqueduct Park, and I will continue to keep it
on the front burner.”

City of Welland Parks Supervisor Peter Boyce wrote:

“Thanks, I will pass your kind words on to the crew. Also I really
support your group's efforts to save the Park. It is something that 1
believe is irreplaceable. It is a shame anyone would pave over this
beautiful green space.”

My sentiments exactly Peter.
The saga continues in 2010 when the city planning department purposely repealed

OPA#77 and had the audacity to “notify” the residents by putting a littie notice in the
paper. We were advised at the May 29'" meeting that “that’s all we are required to do”.



Well, | have a very busy life and | don’t check the city’s website or the Tribune notices
every day.

| admit that | don’t understand how city hall works and why the province can force a
municipality into a percentage of growth every year. | also don’t understand why the .
city has to destroy our woodlots to achieve their goals. We have a lovely, well
maintained, quiet neighbourhood and even before the current real estate boom, For
Sale signs did not last long around here. Currently, it is a safe neighbourhood in which to
raise children but, will it remain that way when the apartment buildings start going up?
Not only does the woodlot block the majority of the traffic noise from Niagara St, it is an
environmental bonus to our clean air and is a habitat for numerous species of wildlife.
Once destroyed, it can never be replaced.

What | do understand is that even though this development may not take place for
years to come, if we as concerned residents don’t stop the madness now, future
generations will pay the price.

Respectfully,
Anne Vernon

192 Gadsby Ave N
Welland
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20 Hilda Street

Welland, Ontario JUN -5 207
L3C 3N2 CITY OF WELLAND
To be notified by email PLANNING - BUILDING

Homeowner: 10 years

Mr. Grant Munday, Mr. Mayor Frank Campion, City
Councilors

RE: Comprehensive Zoning by-law

[ am writing in solidarity with my neighbors and to express serious concerns about the
rezoning that the city is proposing. Your lack of regard for the community, the
environment and our neighborhood’s lack of information about this matter is appalling.

I have lived in my home at 20 Hilda Street for over 10 years and care deeply about my
home and even more so for my community. I found out through my neighbors that the
City of Welland’s intent is to destroy historical wooded areas, rezone lands for high
density housing and that none of this has been properly communicated to any of us. It is
disturbing that elected officials and public servants would stoop to this level of secrecy.

My neighbors were able to attend the May 29™ meeting and advised me that Mr. Grant

Munday admitted to a number of things that are simply shocking. The following items

are disturbing and I feel deceived by the very people that are supposed to be taking care
of our city:

s  Mr. Munday advised that the City’s Official Plan from 2010 was published in the
Welland Tribune and also on the city’s website. A change this substantial should
have come directly to our neighbourhood, Through a tax assessment or a water
bill. Other cities in our country and Province send direct notices to impacted
home owners. These types of notices are usually buried in a newspaper and
with all due respect your website is not easy to navigate.

e Mr. Munday stated that OPA#77 key negotiated item regarding a minimum 30
meter wide treed buffer strip was purposely omitted because it would hinder a
multi-residential plan and the Residential High Density Designation. WHY
would anyone purposely omit such a critical piece of information? 1would



like an answer to this...again, it fecls deceitful. TIs there something clse that
we don’t know?

»  When Mr. Munday was asked at Monday’s meeting, if environmental concerns
were considered in the proposed changes, he clearly stated that they were not. He
explained why this area was chosen to be developed as a high density residential
area and environmental issues were not considered because this is not a protected
environmental sitc. This makes absolutely no sense. We all have a
responsibility to our environment and not regarding or caring this beantiful
forested area is truly irresponsible.

»  The proposed development south of Hilda Street on the 396 Aqueduct Street
property. I understand that up to 6 homes with very narrow properties could be
built and that the treed buffer could be removed? IS THIS CORRECT? To
destroy an old wooded area that adds so much beauty, serenity, grace and also
cleans our air for our city would not only be appalling but would prove to be a
clear lack of long term vision when it comes to beautifying our cities and
enhancing our collective lifestyles. I am also appalled as stated above that
NONE OF THIS was ever communicated. Something like this impact my
home, my quality of life and the value of my home. You owe your citizens,
the people you serve this small amount of respeet.

I join my neighbor’s and strongly feel that this neighborhood is a jewel in our city’s
crown. This is one of the MAIN reasons [ chose this to be my home. It appears that no
regard for the citizens that five in this neighborhood has been considered and worse than
this, you tried to keep it all a secret. Tam having a very hard time accepting this and
would like some explanations on why you would want to destroy our forest, destray our
neighborhood and all under a shroud of secrecy.

I am a good citizen, I pay my taxes, I look out for my neighbors and want the City of
Welland to treat us all with the respect that we deserve.

We implore you to preserve these two beautiful forest areas.

Please consider this heartfelt letter when making your decisions.

John and Cielo Orfei
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If you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca

www.welland.ca/Development/ZoningReview.asp
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Grant Munday

From: Pat Courtney <pat_mike@outiook.com=>
Sent: Monday, May 29, 2017 4:12 PM

To: Grant Munday

Subject: Zoning By-Law Review Comments

We as 219 Gadsby Ave. residents are disappointed and angry about changes made to zoning by-laws that
now totally disregard the agreement OAP#77 between west Gadsby residents and the City of Welland.

The agreement reached in 1991 has been ignored by the zoning changes made in 2010 that seriously wili
affect property values and the quality of life of residents on west Gadsby Ave. and north Hilda St. Notification
by newspaper{Tribune) hardly fits today's communication standards. Few people now read the newspaper.

Residents initially chose this location because of the unigue characteristics of the Carolinian landscape at the
rear of each of these ots.

We are constantly reminded to live and think green. The City of Welland obviously does not follow that
thinking by rezoning changes that would potentially remove a significant green space along with the abundant
wild life inhabiting the area.

The ash borer has removed many hundreds of the city's trees and putting in place rezoning changes that pave
the way to potentially lead to the loss of many more trees, is short sighted, extremely unfair and quite
revealing as to how Welland management operates.

Please keep us informed of the Comprehensive By-Law and send a Staff Report when it is prepared.

Pat and Mike Courtney

219 Gadsby Ave.

Welland, Ont 905-735-7563 We would like to be notified by e-
mail.  pat_mike@outlook.com

RECEIVED

MAY 3 0 2017

CITY OF WELLAND
PLANNING - BUILDING




Grant Munday

From: Gary Lang

Sent: Tuesday, May 30, 2017 3:.02 PM

To: : Grant Munday

Subject: Fw: An Invitation about OPA #77 and the Comprehensive Zoning By-law

Good afternoon Grant.
You may have received this already. FYL. Thanks.
Gary

Sent from my BlackBerry 10 smartphone on the Bell network.

From; Gary Talosi <gtalosi@lifestylewealth.ca>
Sent: Tuesday, May 30, 2017 1:48 PM

To: council

Subject: An Invitation about OPA #77 and the Comprehensive Zoning By-law

Hella Mayar and Councillors, _

It's Gary Talosi emailing you on behalf of our neighbours. | am using OPA #77 as a short form for the issue we have
raised about the new Comprehensive Zoning By-law and that it does not include any of the provisions that we had
negotiated with the City and our neighbours in October 1991 for the properties on the east side of Niagara Street
between Hilda Street and the Woodlawn Cemetery.

We feel that the new Comprehensive Zoning By-law should include the key piece that was negotiated and agreed upon
as item 7.16 on page 28 of OPA #77 in Qctober 1991. it states, “A minimum 30 metre wide treed buffer strip located
along the rear property lines of properties fronting on the east side of Niagara Street lying between the rear property
lines of properties fronting on the north side of Hilda Street, and the Woodlawn Cemetery will be preserved,
landscaped, and zoned as Open Space in the implementing zoning by-law. A 9 metre wide treed buffer strip shall be
established along the rear property line of properties fronting onto Hilda Street.”

Both treed buffer strips have existed since 1991 and still do to this day. We are not asking for just any 30 metre wide
and 9 metre wide buffer strips. We are asking that the existing trees be preserved as the buffer strips, as was cutlined
in OPA #77.

We think it would be very helpful to understand the importance of this issue if you personally see these treed buffer
strips, so we are inviting you to come to any of our homes to see our backyards. Some are not accessible due to fencing
for pools, etc., but many are wide open. For example, the property of Suzanne and John Holowatsch at 9 Hilda Street
will give you a good perspective on the existing woodlot and the buffering it would provide. My own backyard is also
accessible from either side of our home at 239 Gadsby Avenue if you can come by to have a lock. There are no dogs at
either of these two addresses if you show up unannounced, so you are welcome to proceed into our back yards and
ook around. f you make arrangements ahead of time with any of our neighbours, they will make sure that the coffee is
hot and that the beer is cold {if you bring a designated driver).

Please take us up on this offer, We think you will be proud that such beautifui, natural spots still exist within the urban
houndaries of the City of Welland. We look forward to seeing you at the Statutory Public Meeting on june 6%, and
hopefully befarehand in our backyards. Thanks for your attention.

Gary
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ZONING BY-LAW REVIEW COMMENTS

TO: Grant Munday, Mayor Frank Campion, City Councillors and other concerned
parties

My grandparents built my house in 1949 (one of the first two in this area) and | have
lived here since 1980. Back then the Fox Estates was an undeveloped bush area with
fruit trees and wild strawberries and lots of wildlife and Hilda St was an unpaved road
that started at my corner lot on Gadsby Ave and went east to “the dikes”. Our woodlot
was in one piece and was considered a greenspace. Then the bush was cleared and the
Fox Estates was born and the city cut our greenspace in half to create the extension to
Hilda St and give a second access to the new subdivision. That move effectively reduced
our greenspace to woodlots and because of their reduced size they were no longer
protected areas. In 1991 a group of residents from Gadsby Ave, Hilda St, and Aqueduct
St fought to keep the Carolinian woodlot north of Hilda St. Then in 2006-2007 the
residents fought the sale and development of the Carolinian woodlot and playground
south of Hilda St. At that time ‘significant’ trees and wildlife were identified in our
woodlots. If the city had not chosen to cut our woodlot in half neither of these
confrontations wouid have been necessary because as | said, our greenspace would
have been protected.

| was on the executive of the Aqueduct Park Neighbourhood Association formed for
the 2006 fight and having received their permission, | would like to share a couple of
comments our group received at the time in response to thank you letters our
Communications Director sent out,

Councillor Pat Chiocchio wrote:

“Thank you for your kind words, you live in a great neighbourhood, with great
people. I will always support Aqueduct Park, and 1 will continue to keep it
on the front burner.”

City of Welland Parks Supervisor Peter Boyce wrote;

“Thanks, I will pass your kind words on to the crew, Also I really
support your group's efforts to save the Park. It is something that I
believe is irreplaceable. It is a shame anyone would pave over this
beautiful green space.”

My sentiments exactly Peter.
The saga continues in 2010 when the city planning department purposely repealed

OPA#77 and had the audacity to “notify” the residents by putting a little notice in the
paper. We were advised at the May 29'" meeting that “that’s all we are required to do”.




Well, | have a very busy life and | don’t check the city’s website or the Tribune notices
every day.

" | admit that | don’t understand how city hall works and why the province can force a
municipality into a percentage of growth every year. | also don’t understand why the
city has to destroy our woodlots to achieve their goals. We have a lovely, well
maintained, quiet neighbourhood and even before the current reai estate boom, For
Sale signs did not {ast long around here. Currently, it is a safe neighbourhood in which to
raise children but, will it remain that way when the apartment buildings start going up?
Not only does the woodlot block the majority of the traffic noise from Niagara St, it is an
environmental bonus to our clean air and is a habitat for numerous species of wildlife.
Once destroyed, it can never be replaced.

What | do understand is that even though this development may not take place for
years to come, if we as concerned residents don’t stop the madness now, future
generations will pay the price.

Respectfully,
Anne Vernon

192 Gadsby Ave N
Welland



Grant Munday

From: noreenyoung noreenyoung <noreenyoung@sympatico.ca>
Sent: Monday, June 5, 2017 3:45 PM

To; Grant Munday

Cc: deserv; Gary Talosi

Subject: Comprehensive zoning bylaw

Dear Grant;

Our names are Noreen and John Young, we reside at 247 Gadsby Avenue in the City of Welland. We are
writing to you to inform you that we are strongly opposed to the Comprehensive Zoning Bylaw. We purchased
our home in 2003, with clear assurance that there was and would never be rear neighbors as the wooded area
that runs behind us was a protected piece of land. We were assured as well that approximately a hundred
feet from property line (in backyard) would never be built upon because of this. There was an original
“agreement in 1991 protecting this said land, we are shocked as to how it has come to a neighborhood of people,
city tax payers, having to unite to remind our city of this agreement. What's worse is the fact that we, city tax
payers and owners were not responsible for this error, of an amendment not being added and we feel that we
should not be held accountable and suffer for this oversite. Every day we enjoy the natural life in our backyard,
rabbits, deer, ducks and beautiful birds and with the changing scasons the beautiful leaves. This area also
makes a fantastic sound barrier for us to enjoy our backyards from the noise pollution of traffic on Niagara
Street. The sheer aspect of Nature and all it's beauty should be enough to leave this area alone, as it was always
intended to be.

We find ourselves wondering, why? Why now? After all a huge development is in the works for the former
mayor Mr Reuter's family dwelling. Is it money? Whatever happened to "keeping your word?" Times when a
simple handshake and your word meant more than any contract or forgotten amendment. It is simply unfair and
completely unjust to neglect the original purpose of this property. There are city councilors today that were
present in 1991, they too know the original intention of this protected property.

This needs to be corrected to reflect its original purpose, which is to protect the wooded area that runs between
Aqueduct Street and Gadsby Avenue. We are asking first as a fellow human being for you to do the right thing
and correct this error, so this area remains as it was always intended--protected and secondly as upstanding,
productive, tax paying citizens, please keep your word. We also request a copy of the staff draft report when
it's prepared (electronically), informed of all developments pertaining to this comprehensive bylaw before it
goes to city council.

Sincerely,

Noreen & John Young



- © ' City of Welland ‘ - '
Infrastructure and Development Services oo smmemmmr=
""\ Planning and Building Division E:@ E VE'
60 East Main Street, Welland, ON L3B 3X4 | ¥ 1
We“and Phone: 905-735-1700 Ext. 2251 | Fax: 905-7]35-8772. . 1 200

B frventiniiesiete Email: devserv@welland:ca | www.welland.ca MAY

CITY OF W}:LLAND
s

PLANNING - BUILDING:

l______’_______’d__,,,w

ZONING BY-LAW REVIEW
COMMENTS
(Please Print)

Name Suzanne. Holow JLJFSCA

v/

agdess A Hyldq St

City MW/ L"L'Lﬁf\.d’ ‘Postal Code L3> cOP]

0-4A

Telephone No. 0 < 1 ¥{=00% [ Email = hwls s tsch @ 4 pac(

Would you like to be notified by? wEmail - o Regular Mail

@pev\ honse Yeedbpaclc © have iis

!MKI‘CQ[\ Quﬁé\\L/O!\eﬁ \\{‘ﬂlﬁ‘a A }gu/yué;@//\”

=0 \(“L\m{‘ \/ 04 @re A HW&X@C@ ‘LO

Larr Ly Y ausT Like  THE DgL

20N G W»QV!QLU N oulre A buous [/

@k4v%w Yo Jho }mwﬁs ﬁ& p{%ﬂ@l&perj/

-._._‘_

M@ ;\-a_ﬁy()ﬁc_h \pﬂr OL@‘/L Cd(h(i'vt( L‘{/’\ﬂ(ﬁa

WA & M¢A+'“ Gy 39& A(’\ﬂﬁé’k{/fzﬂmf' on  Mekieo

oL e U{xs‘,@)r (1o Auce >

TO%HLLLV }’L69+ AN Jsm{wmf YUATILAN ‘7{0&”}"

{ )
AN Me)bm“ w e \dﬂk{d —) C&W\ e C@m‘{“ihub

IRV TN PL Qﬁ\r "2\9?151/1/0&&&\}\%&%5 at ~f§é’z:_?$7;

=9 leoe




AVe  doncl }MW&- Lo, cavie I do ay

%L TOLOTOIANS 4 odd  Coultsd sane

[ g

“«Z@/,‘ el r Mﬁ@/\@ﬂ%ﬂﬁs ,No4) U@/KM//’/’
nosrdbents .,44?&@ o meope clse gifere

a0

AIny YA ng  Aenre
7/ s

ﬂADE[ZLMSQ, \j’f@g caon il ﬂﬁ&pwxﬁ/ VL{) fgrc@&

If you would like more information on the project please contact Grant Mund'ay, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca

www.welland.ca/Development/ZoningReview.asp
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Grant Munday

From: Pasquale Mammoliti <pmammoliti@cogeco.ca=

Sent: Woednesday, June 7, 2017 2:58 PM

To: ‘ Grant Munday

Cc: Pasquale Mammoliti

Subject: Support for Propose New Comprehensive Zoning Bylaw
Mr. Munday,

Re: Proposed New Comprehensive Zoning Bylaw

We would like to commend you on a very thorough review of the City of Welland's zoning bylaw and the
proposed new comprehensive zoning bylaw.

We have attended the open house and the public meeting concerning the proposed new bylaw and note that you
have isolated the north west as an area of concern from some residents. We have resided in this subdivision for
over 35 years and have borne witness to the numerous severances and new lot creations. As no detailed
information has been reported on the exact concerns put forth we cannot comment. However, we would like to
submit that because no other residents of this subdivision were present at the pubic meeting on June 6, 2017 the
concems raised should have no nierit. We also would like to note our support for the new comprehensive
bylaw.

We have attached two drawings, one showing the original plan for the subdivision totalling 39 lots; and a
second showing a total of 75 lots, an additional 36 lots created up to 2015. The City has proposed an RL1
zoning which we fully support. All efforts should be made to intensify existing areas in the City and we feel
this subdivision should not be excluded. We do not support any special zoning requests nor the opposition
raised. The economic stability of our City should be first on the minds of our citizens as the residential tax base
is being strained and affordability is quickly becoming an issue for homeowners.

Please feel free to include our support within your final report.

Sincerely,

Pasquale and Crystal Mammoliti
98 Montgomery Road

Welland, ON L3C2Y3




Grant Munday

From: Pasquale Mammoliti <pmammolifi@cogeco.ca>
Sent; Saturday, April 16, 2016 8:17 AM

To: Zoning Review

Cc: Pasquale Mammoliti

Subject: Sign Up - Zoning Review

{ would like to be kept informed regarding the zoning bylaw review. .

| also have a question regarding the proposed side yard requirements for RL1 designétibn single detached. The
proposal states a 4.5m side yard, yet the existing bylaw reqmres a 1.5 m side yard artd your proposed two-unit dwelling
in RL1 is 1.2 m. Is this a mistake?

Please advise.

Thank you,
Crystal Mammoliti




PATRICIA GOLEC

52 TOPIIAM BLVD « WELLAND « ONTARIO + L3C 3G2

23 September 20146
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Frank Campion

“IVED

Mayor

City of Welland )

40 East Main Street : R B
Welland, Ontaric

138 3X4 CITY OF WELLAND
Dear Mr. Campion; . PLANN,NG - BUJLDING

Re: Zoning By-lgw Review

| am writing to express my opposition to the proposed changes to reguiations for
the Low Density Zone outside of the Urban Area Boundary.

Summerlea Subdivision was created following the Second World War under the
Veterans Land Act to provide land for returning veterans. The streets are all
named afier generals in recognition of the contribution and sacrifices made by
our men and women in uniform. Some of the criginal veterans still reside in the
subdivision and several of the children of veterans now own property there. The
area remcained largely unchanged prior to the installafion of sanitary sewers
which removed ihe need for onsite sewage treatment and allowed for smaller lot
sizes. While some infill development has occurred, the area has retained the
characteristics of d low density neighbourhood. It is currently within the within the
Single-Detached Dwelling First Density Zone R1. The uses and requirements
specified for the zone are consistent with a low density development outside of
the Urban Areg Boundary. Llots and house sizes are larger, to maintain the
character of ihe exisiing neighbourhood.

The Official Plan for the Corporation of the City of Welland clearly states, in
Section 3.1 thaf “The foundation of the City's growth management strategy is io
direct all urban growth fo lands within the designated Urban Area Boundary.”
This is reiterated as an objective in section 3.2{i) “To direct urban growth to lands
located within the designated Urban Areq.” The basis for the objective is given in
section 3.4.2.2 "The land within the Urban Boundary represents the supply of
designhated urban land intended to accommodate the majority of the City's
projected growih.” The Official Plan also contains a commitment, in Section
4.2.1.7, to “ensure protection for stable residential areas from inappropriate
change" and fo address “land use and neighbourhood compatibility” when
considering intensification in residential areas {Section 4,2,.3.6).

A recent OMB decision {PL150%89) regarding the creation of 2 new lots in the
Summerlea Subdivision ruled thal "intensification is not an averarching objective
intended to supersede all other planning considerations” and that the issue of
compatibiiity was more significant. The Board found the neightourhood to be
very stable and largely unchanged and ruled that smaller lots would be at odds
with the area.

The Built Boundary, as described in the Official Plan, "represents the limit of
existing development”, meaning that any growth within the area would be
considered intensification rather than new development. The Plan does not
designate all the Built Area as growth areas.



The new By-law, as cumrently drafted, would allow Two-Unit Dweilings, Accessory
Dwelling Units and Group Homes as permitted uses. Planning Staff have
confirmed that this could potentially mean a duplex and one accessory dwelling
per owner, for a total of 4 dwellings on a lot previously zoned for one. In addition,
the minimum lof width is proposed to be reduced to 12 metres from 18 and the
minimum lot area from 665m? fo 540m?. Minimum floor area and maximum lot
coverages are to be eliminated while 3 story buildings will be allowed.

As confirmed by the recent OMB decision, Summerlea Subdivision is a well-
established, low density area where small lots would be inconsistent. If the
proposed changes were 1o be enacted, the number of dwelling units could be
quadrupled, even without any property severances. Dividing the existing
properties into 12 m wide sfrips of land would further erode the character of the
neighbourhood. This proposat far exceeds what is reasonable.

The zoning by-law, as currently drafied, is inconsistent with the Official Plan. The
tripling of residential density in an area outside of the Urban Area Boundary is
inconsistent with the direction and intent of the Growth Management Strategy
described in Section 3.1 of the City of Welland Official Plan as well as with the
direction and intent of Sections 3.2(i}, 3.4.2.2, 4.2.1.7 and 4.2.3.6 of the Plan.

I would like to suggest that the regulations, as they currently exits for the First
Density Zone — Rl should remain in place for lands outside the Urban Ared
Boundary at Summerleqa Subdivision and Milkweed Trait, This would allow for some
infill development while still maintaining the character of the neighbourhood.

Sincerely,

olec

cc Mark Car, Ward 1 Councillor
Mary Ann Grimaldi, Ward 1 Councillor
George Sportel, Summeriea Subdivision Association
Grant Munday, Planning Supervisor




Grant Munday

From: Bassi, Ryan <ryan.bassi@niagararegion.ca>

Sent: Thursday, May 18, 2017 9:45 AM

To: Grant Munday

Subject: RE: Notice of Public information Meeting and Statutory Public Meeting & Revised Zoning By-

law and Maps - New Comprehensive Zoning By-law

Hey Grant, is the northwest quadrant of Welland stili slated to be included in the urban boundary expansion?
Thank you.

Ryan Bassi, B.A.,B.A.Sc.,CPHI(C)

Fublic Health Inspector

Environmental Health, Public Health

Niagara Region :

200 Division Street, Welland, ON L3B 4A2

Phone: 905-735-5697 ext. 7628 Toll-free; 1-888-505-6074
Fax: 905-735-4895

From: Grant Munday [mailto:grant.munday@welland.ca]
Sent: Wednesday, May 17, 2017 10:32 AM

To: Bassi, Ryan <ryan.bassi@niagararegion.ca>

Subject: RE: Notice of Public Information Meeting and Statutory Public Meeting & Revised Zoning By-law and Maps -
New Comprehensive Zoning By-law

I sent out a revised notice sorry for the confusion.

[x] === Grant Munday, B.A.A.

Manager of Development Approvails

Planning Division :

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,

disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender

immediately and delete all copies.

From: Bassi, Ryan [mailto:ryan.bassi@niagararegion.ca]

_ Sent: Wednesday, May 17, 2017 10:26 AM

To: Grant Munday <grant.munday@welland.ca>

Subject: RE: Notice of Public information Meeting and Statutory Public Meeting & Revised Zoning By-law and Maps -
New Comprehensive Zoning By-law
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Grant Munday
From: Serge <selos@distributel.net>
Sent: Friday, April 22, 2016 9:45 PM
To: Zoning Review
Subject: rezoning of schools

ATTENTION: Grant Munday

Although | did not receive notification of the meeting held last night, {my neighbour informed me of same this
morning}) of the possible rezoning of the two school properties, the former Princess Elizabeth and Afton Schools, |
would like to go on record as being opposed to the rezoning of same, from open space to ISN1. Would you please send
any information to the address listed below.

Thank you,
Serge and Lorraine Imbeault

74 Balmoral Avenue
Welland, Ontario L3B156

APR 25 215

Services




Grant Munday

From: Daniel Steinertas <dsteinertas@gmail.com>

Sent: Tuesday, June 13, 2017 9:44 AM

To: devserv

Subject: Proposed Developments - 101 Afton Ave or 58 Empress Ave
Hello,

My name is Daniel. I have recently moved into the Lincoln and Southworth area. Neighbours here have told me
that one of the elementary schools here is planned to close down and be replaced by industrial use development,
however I have not found any news or planning applications regarding this.

Could you kindly confirm if there are currently any development proposals for the schools at 101 Afton Ave or
at 58 Empress Ave?

‘Thank you in advance!
Daniel
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Grant Munday

From; chair@downtownwelland.ca

Sent: Monday, June 5, 2017 3.45 PM

To: mayor, Gary Long; Steve Zorbas; Sal lannello

Cc: Grant Munday; Alfred Stockwell; Richard Dalton; s.hicks@downtownwelland.ca
Subject; City PRESENT-ations are such a gift

Good Day Mr. Mayor and all,

I wanted to take a moment to reach out and thank Grant, Alfred and Richard for the great
presentations made at General Committee last week.

The reports were informative, concise, professional with research supported documentation.
I left this committee meeting positive and empowered.
The changes are responsive to our community needs in a cost effective manner.

- Sincerest regards.

Dolorese B. Wright

Chair

Welland Downtown BIA

195 East Main Street

Welland, ON L3B 1wW7

Office: 289-820-SHOP {7467)

chair@downtownwelland.ca ;

www.downtownwelland.ca Slparience np Lhaar
DOWNTOWN

WELLARND

LAy B Repiiiaeds

This e-mail is confidential, intended solely for the use of the recipient{s) to whom it was addressed. If you have received
it in error, please do not copy or distribute this e-mail. We ask that you notify us immediately by replying to the sender
and then delete this e-mail. E-mail sent or received over the internet may not he secure. You should use caution when
sending e-mail messages containing private and confidential information or consider other secure means to send the
information. If you

have any questions regarding the authenticity or security of the e-mail you have received please do not hesitate to
contact us at 1-289-820-7467.

Ce courriel est confidentiel et n"est destiné 3 étre utilisé que par le ou les destinataires & qui il est adressé. Si vous avez
regu ce courriel par erreur, merci de ne pas le copier ni le distribuer. Nous vous demandons de hien vouloir nous en
avertirimmédiatement en répondant a I'expéditeur, puis en supprimant ce courriel. Un courriel envoyé ou regu par

1



Grant Munday

From: chair@downtownwelland.ca

Sent: Monday, June 5, 2017 3:34 PM

To: Grant Munday :
Subject: RE: Proposed New Comprehensive Zoning By-faw Staff Report

HI Grant, my queries with regard to the changes {great job by the way bringing all together — |
though your presentation was concise and very informative) is the definition for dweiling.

Where would student housing come into the definition dwelling of the renamed downtown
zone? We wanted to have it inclusive as we continue to work to the goal of a downtown campus
and residence into the future.

Also with enhanced bus service, promotion of the downtown as a place to live to enhance the
density.

Regards.

Dolorese B. Wright

Chair

Welland Downtown BIA

195 East Main Street
Weliand, ON L3B 1W7
Office: 289-820-SHOP (7467}
chair@downtownwelland.ca

www.downtownwelland.ca SLIPARERESS INR ST

DOWNTOWN

This e-mail is confidential, intended solely for the use of the recipient(s) to whom it was addressed. If you have received
it in error, please do not copy or distribute this e-mail. We ask that you notify us immediately by replying to the sender
and then delete this e-mail. E-mail sent or received over the internet may not be secure. You should use caution when
sending e-mail messages containing private and confidential information or consider other secure means to send the
information. if you

have any questions regarding the authenticity or security of the e-mail you have received please do not hesitate to
contact us at 1-289-820-7467.

Ce courriel est confidentiel et n’est destiné a étre utilisé que par le ou les destinataires a qui il est adressé. Si vous avez
recu ce courriel par erreur, merci de ne pas le copier ni le distribuer. Nous vous demandons de bien vouloir nous en
avertir immediatement en répondant a I'expéditeur, puis en supprimant ce courriel. Un courriel envoyé ou regu par
Internet peut étre sujet a des atteintes a la sécurité. Soyez prudent lorsque vous envoyez des courriels contenant des
renseignements privés et confidentiels, ou envisagez d’autres moyens plus s(rs d’envoyer ces renseignements. Pour

1




Grant Munday

From: chair@downtownwelland.ca

Sent: Wednesday, May 17, 2017 4,36 PM

To: Grant Munday

Cc: s.hicks@downtownwelland.ca

Subject: RE: *™*Reavision*** Notice of Public Information Meeting and Statutory Public Meeting &
Revised Zoning By-law and Maps - New Comprehensive Zoning By-law

Hi Grant,

Thanks for the information. | have begun reviewing and | have a few queries.

What is the protocol on this? Is it a the Public Information where | get clarification and if at that point
Iwant to ask for a change {addition, modification) that would occur at the Statutory Public Meeting?

And if that is the process, do you need for me to put it in writing to City Council so that we have the
right to speak or its an open public meeting and we can come forward without prior notification?

Dolorese B. Wright

Chair

Welland Downtown BIA

195 East Main Street
Welland, ON L3B 1W7
Office: 289-820-SHOP (7467)
chair@downtownwelland.ca

www.downtownwelland.ca Tperince C)as Lot

DOWNTOWN
WELLAND

This e-mall is confidential, intended solely for the use of the recipient{s) to whom it was addressed. If you have received
it in error, please do not copy or distribute this e-mail. We ask that you notify us immediately by replying to the sender
and then delete this e-mail. E-mail sent or received over the internet may not be secure. You should use caution when
sending e-mail messages containing private and confidential information or consider other secure means to send the
information. If you

have any questions regarding the authenticity or security of the e-mail you have received please do not hesitate to
contact us at 1-2895-820-7467.

Ce courriel est confidentiel et n’est destiné a étre utilisé que par le ou les destinataires a qui il est adressé. 5i vous avez
regu ce courriel par erreur, merci de ne pas le copier ni le distribuer. Nous vous demandons de bien vouloir nous en
avertir immédiatement en répondant a I'expéditeur, puis en supprimant ce courriel. Un courriel envoyé ou regu par
Internet peut &tre sujet a des atteintes a |a sécurité. Soyez prudent lorsque vous envoyez des courriels contenant des
renseignements privés et confidentiels, ou envisagez d’autres moyens plus slrs d’envoyer ces renseignements. Pour
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Grant Munday

From:

Sent:

To:

Cc:

Subject:
Attachments:

d t <trannydanny21@hotmail.com>
September 5, 2017 3:23 PM

Grant Munday

council

zoning 114 second st

aug 5 zoning city.docx

Here is the letter as per our conversations today thank you Daniele

“ Yo EEVED
SEP 05 2017

CITY OF WELLA
ND
PLANNING - BUILDING




August 5, 2017
Dear, Grant Munday, City council, Tara Stephens, Mayor Campion,

| am writing this letter regarding the proposed zoning changes. The area in question is the institutional
zoning on the corner of Plymouth road and First and Second streets. WE are the Church of the Higher
Consciousness @ 114 Second St; L3B-4T9 and | am Daniele Tronko, Elder. We were just made aware of
these proposed changes and feel that they will seriously impact our ability to conduct our religious
practices.

When we purchased this property we were under the impression that there will be very limited uses. |
personally discussed with city officials in planning our intentions for the property before purchasing such
property. The results of these discussions was that the city had no interest in changing the zoning in any
way shape of form so we went ahead and purchased the property knowing full well that if the temple
were to fail we had limited use potential. This was a big issue for us but we meditated and followed our
religious doctrines and made a decision to follow our hearts and do the right thing. Because this would
be a very limited area this was perfect for us to start to construct a Meditation Gardens to promote the
truth within ourselves.

There have been numerous obstacles to overcome including discrimination from the city itself. | spoke
with Mr. Munday today and he told me that the city again would not support us and they are for
economic development not for the preservation of our religious rights. The properties in question have
been granted {Hungarian Preshyterian, Ukrainian Orthodox, and Greek Hungarian Catholic} to have
limited specific use fands for over 70 years. WE are only asking that our block be left as is and not
stopping all the proposed changes. The proposed changes will allow for the possibilities of
commercialization and activities that will not support religious activities. There is great potential for
nefarious groups, illegal clubs or as even Mr. Munday said today a rave club to occupy lands next to our
peaceful meditation practices. This will have serious effects on us practicing our religious freedoms.

Being the only Buddhists temple in town there should be support from the city, council, mayor etc. but
we find ourselves again without a voice. We are only asking for the same respect that the city has
granted to the other religions in the neighbourhood. We are peaceful people trying to act on our
international and national rights to peacefully practice our religion. The decision of the city is very
damaging to our religious rights, so let’s hope that the mayor and council can find in their hearts that
the only way for a better community is to accept and welcome everyone not just the ones with the most

money.

Thank you and Namaste

Daniele Tronko  Elder




Grant Munday

From: : Councillor Mark Carl

Sent: August 31, 2017 11:24 AM

To: Grant Munday

Subject: . Fw: Building permit height restriction
Hello Grant,

Hope you are well. Can you help me with some background information on the email be!ow or point me in the right
direction ’

Mark Carl

Sent from my BlackBerry 10 smartphone on the Bell network.
Original Message

Frem: Connie <conniemaemillar@hotmail.com>

Sent: Monday, August 28, 2017 3:14 PM

To: Councillor Mark Car]

Subject: Building permit height restriction

Hello councitlor Carl
We live in your ward at 20 Ascot Court

My husband and | have started to build a permitted shed in our backyard with the understanding that council was going
to approve the height limit would be raised from 13.1 feet to 13.11 feet. This change is needed in order to create the 8
foot ceiling my husband wants. Apparently this change has been on the docket for about three years but keeps getting
deferred and at the last meeting has been deferred once again until November. My husband was told by the building
department that this change was defiantly being made and with that, we started the building. Now It is on hold, and my
backyard is a construction site, and my 3 year old son has had a summer of no backyard, although he ioves dirt, it hasn't
been a proper safe area for him to play in.

We can apply for a variance, but that cost $2000 and takes here months to be approved. .Is this a money grab? Why not
just approve the general height limit.

Please look into this hold up and tell us when it will change.

Thank you
Connie and Brandon Lymburner

Brandon's cell 905-414-8728
Home 905-788-2449

Sent from my iPad




RECEIVED
MAY |1 2017

CITY OF WELLAND
Col. 4 and 6 Why Min and Max for front and side yard in CC1 & CLRzaRegi{NG - BUILDING

Comments on New Welland Zoning Bylaw __May 11, 2017

Section 8.3

CC1-67
We request that the rear yard be 4.5m min. the same as other CC1 zones
Cc2

We request that the permitted uses in CC2 be increased to allow a Propane Transfer
Facility and the sale of propane in these containers

Other Comments

Section 1 page numbering

Section 1.5 | don’t understand 2™ line

Section 1.8 b) the time limit for the discontinued use should be stated
Section 1.12 “may” is not usually in a bylaw

Section 2.2 a) to ¢) are repeats of Section 1.15

Section 3.4 Zone boundaries are described but not shown an mapping
Section 3.5 Parking in front yard is not a good idea

Section 3.9 Temporary uses very difficult to enforce

Section 3.10 b) Add “Where a” to start of clause

Section Definitions

e Garden Centre -- Include greenhouses

s Garden Suite - not a good idea

¢ Greenhouse - why prevent a garden centre and landscaping business?

+ Gross floorarea - Why the exclusions a) to g)

+ Kennel - you may want to limit the no. of animals and | don't see where itis a
permitted use

s Light Industrial - why limit use to previously prepared?

+ Motor vehicle Service Station - add “cooking”

¢ Pet Shop - add reptiles and fish?

¢ Pit Wayside - add “to be closed and rehabilitated at end of related project”



¢ Place of Entertainment - night club and sports facility not defined
o Private Ciub - Does this have to non-profit?

e Retirement Home - Wording of 4" line 2"! paragraph

o Shall -"“directory” should be “discretionary”

Section 5.2

Accessory Dwelling Units not a good idea

Section 5.3.1 a) iv)

“such like” might be changed to “similar”

Section 5.3.2 b)

0.9m may be too small for fire access. 2.0m better
Section 5.3.2 ¢)

1.2m would be better than 0.9

Section 5.7 a)

Define “expeditiousiy”

Section 5.7 ¢}

Why so far? 45m

Section 5.7 a) and ¢)

These are the same

Section 5.9 b)

You need 20 for Tim Horton’s or they will be out on the street at times
5.10.5 ¢ Section) and d)

4.0m? maybe 0.4m

Section 5.15

| don’t recommend garden suites - too hard to get rid of them later
Section 5.26

Seems a little harsh



Section 6.1.1
Typo should be” specified”
Section 6.1.6

1 strongly recommend that you stay with the 2.7m x 5.8m with 7.3m aisles. Cars will not
necessarily be smaller in future

Section 6.1.7

The surfaces mentioned will not allow water to infiltrate nor should they. That will lead
to surface failure. The surface treatment is designed to protect the granular base.

Section 6.1.8 b)

| recommend 7.3m

Respectfully submitted

Pey John Conlin, P.Eng. RRP, MCIP, MBA, EP

President



=

W ELLAND-_ \ E' A D !N G THE WAY

._._e-u;‘,,-

ool B

ZONING BY-LAW REVIEW

COMMENTS
(Please Print) CITY OF WELLAND
ﬁgﬁww@ - BUILDING
Name Hers + Caroie Hreserie

Address /0 soepgin RD., R.R*4.

Cly _(seiennn )
Telephone No. 9,5~ 734 - ugo Email

Postal Code LB 5T

PR

Would you like to be notified by? nEmail 0 Regular Mail

Q\.};Ar (;’gvui /Z; %’3/ /h'lx‘/)"uf’)fﬂu:/'p’vt I'TLO P\& /@0}& QAL A, A‘QG/MAM
W@_@WM@LMWW %Mjlit /’zfru’l@émA/ A%ZQMJG@A‘:‘:

| Lz/;a AL L.E/}IS«_% e o iww&ﬂ_gw& Do cnoose sohere Auras

achos of ]MM@%WA@M%M@@%
s amol m_jé_g sk T s ol prredhe toomae. %%&ZAJ___
_M_QA::Z:ea-éZLf /ﬁfq,ww A M“?;ZZ/(*JW M@AL%A&M

rgvp Q/je, c;»u_z/\/]:w Z:%Ve/ !J%ﬁf /Lc/tf- / 2 /Mm,x Mfcmﬁmw»zz _ﬁm oML,
,éuz.ﬂ,ﬂ A/Z: Q/t,a‘h w*z? - —v/ﬂ/!n’mm/‘r(f / /rnuuj";.e/f f?a/l_r‘/(e% J?,Z;_,.
77/ )
Mﬂj /k’m:—j/\ jﬁ%#i*%’m%&w&”ﬂ&_
j%wmmq :’//’YY\M J/?L QLA ')4///7?.ﬂ/ ;JKJ /ﬂ% ij{Ama ﬂ’mﬁ71nw¢zm
&
sgiiticriindes of mcd L be ol L ol g of i tithon.
m J.At LATEN M__&Q&E’Zﬂ/ 1/ @4 Cetexiny nnm-umf a-—/ /é,;«m/ /{%

%’—' «{/ndé/&m?jmo M_LU_J‘J J 2 %u:w _&L@M

£




%_x_,_ M_ru;r’ Coﬂaqcz/‘/l—dx.’_; ﬁ'/]—é’_(_.f_/m_. — c«’x-bzé/) f(;,ﬁazf Csa%;/rﬂfm i S
. az / N W2 W AW /(/ﬂ/ IV T A —ZL‘//’?W AA«%LLMZZ /Zt/l—'{_r/{ -/é W/Ml,( } A
L/,e.a/u_) /aum/(f%/ r)//neu a/fi‘/éAJ M L0 ﬁwn,&, Q/nc}:gg%
/ZQ.(&OZL/YL ﬂ&t XNy /r;_,zf f),s) s “7‘\ ,Zl Lol mnn, ﬁvwﬂj&f {QMJ-{’ (oD
ﬁxmgzmm Zﬁr’ /g{ /)._/C-{_/VL/JQ«C/V;:’Z’ A /#Muﬂ ﬂ/l,er [c,«uZin@ ﬁjw
(UV\Oe (Zﬂ’&z{\.\ (%.i} /)71-0’\74‘ BN A G NG CL/WCJ& C‘J"’ﬁj::j/\/YV\ﬁ” f[ - LC(A-/&
FF Z ﬂ
__g//\/)’ﬂ,i’/)’)(? ,(/\1 ‘é%la/zé /Z:/ /C(Lﬁilej_z/é, e wxz,izﬁzmz_ﬂ’ﬂﬂf - /ZzL ézi/ﬂ/(‘é
a I
J&%L@.L_AMM_M% &){ Tﬁf i ﬁm%ﬂm&;_ﬁ

/D{A,é,/_ POS 1T U s JQ(»;L{L/ )

A

e

If you would like more information on the project please contact Grant Munday, Planning Supervisor,
905-735-1700, Extension2240 or emall zoningreview@wefland.ca
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Grant Munday

From: Alastair Davis <Alastair@habitatniagara.ca>

Sent: Monday, June 5, 2017 3:27 PM

To: Grant Munday

Subject: FW: Proposed New Comprehensive Zoning By-law Staff Report
Atftachments: P&B-2017-31-New Comprehensive Zoning By-law-Jun6-17.pdf

Hi Grant ~ thanks for this package. | could nat locate a zoning map — can you direct me to where | can determine what
the proposed zoning will be for the 5 lots we own on Afton?

Alagtalr Davig

Chief Executive Officer
Habitat for Humanity Niagara
905-041-5925
www.habitatniagara.ca

it ﬁi}}

e

?ﬁ’ Habitat for Humanlty Building Homes, Bullding Hope.

i‘;‘ {E'i?"
Thls transmission and any attachments/enciosures contaln mformation which is confidentlal and/or privileged and is inten d solely for the use of the person(s) to whom the
message is addressed. If you are not the intended recipient, or the employee or agent responsible to deliver it to the intended recipient, please be advised that any review,
disclosure, copying, distribution or use of this communication, or taking action on its contents Is strictiy prohibited. If you received this transmission in error, please notify the
sender immediately and permanently delete or destroy this transmission, including any ateachments/enclosures, without reading, copylng or forwarding it to anyone else.

From: Grant Munday [maiito:grant.munday@welland.ca]

Sent: Monday, June 05, 2017 11:36 AM

To: Grant Munday

Subject: Proposed New Comprehensive Zoning By-law Staff Report

Please find attached the staff report on the proposed new Comprehensive Zoning By-law (via emalil only). This Report
will be considered at the Tuesday, June 6, 2017 Council Meeting which is being held in Council Chambers at 7pm. The
Appendices can be found at the link noted helow,

https://www.welland.ca/Planning/ZoningReview.asp

[x] === Grant Munday, B.A A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4

Phone: (905)735-1700 Ext. 2240 Fax: (805)735-8772
www.welland.ca
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Conlin Engineering Ltd.

Civil Engineers & Planners

62 Oakridge Crescent P/F 805-834-0141
Port Colborne, ON L3K 2T4 Cell 805-685-2883
E-mail johnconlin@bell.net
HST # 818555393RT0001

Job No. 17016
Date: June 6, 2017

City of Welland

60 East Main Street
Welland Ontario

L3B 3X4

Att. Tara Stephens, Clerk

Re: New City of Welland Comprehensive Zoning Bylaw
Qur File 17016 '

Dear Tara

| have been retained as a planning representative for Vermeer's Greenhouses, 684
Pelham Road, Welland.

Upon reviewing the various drafts and attending the last two Public information Centres
on May 11, 2017 and May 29, 2017, | have an issue that | hope you will address.

| respectfully request that you change the required minimum rear yard in the Schedule
“B” Special Exceptions, Clause 67, CC1-67 to read 4.5 metres instead of 45 metres.

If this is done before the Council adopts the bylaw, | will not pursue the matter further. if
it is not done, | wish to be a delegation and be put on the agenda at the Council meeting
at which this is considered, which | understand is currently scheduled for June 20, 2017.

Thank you for your consideration.




Yours truly

Conlin Engineering Ltd.

/QKJM

per J. Conlin, MBA, P.Eng., RPP, MCIP, EP
President

Cc : Grant Munday, B.AA.

G. Vermeer



) D) @

Conlin Engineering Ltd.

Civil Engineers & Planners

62 Oakridge Crescent P/F 905-834-0141
Port Colborne, ON L3K 2T4 Cell 905-685-2883
E-mail johnconlin@bell. net
HST # 818555393RT0001

Job No. 17016
Date: June 6, 2017

City of Welland

60 East Main Street
Welland Ontario
L3B 3X4

Att. Tara Stephens, Clerk

Re: New City of Welland Comprehensive Zoning Bylaw
Our File 17016

Dear Tara

| have been retained as a planning representative by Mr. Jawid Fakiri, President of
1612644 Ontario Inc., the owner of the premises at 42 Prince Charles Drive North

Upon reviewing the various drafts and attending the last two Public information Centres
on May 11, 2017 and May 29, 2017, | have an issue that | hope you will address.

| respectfully request that you change the provisions of the permitted uses in the CC2
Zone to permit the filling and sale of propane cylinders. This can be done by permitting
propane transfer and sale of filled cylinders for cooking and heating in barbeques and
RV vehicles in the Section 4 definition of Motor Vehicle Service Station. There are other
ways to accomplish this and | would be pleased to discuss this with planning staff at
their convenience. This was discussed at a pre-consultation meeting on Oct. 20, 2016
and it was my opinion that there was agreement in principle on this item.

If this is done before the Council adopts the bylaw, | will not pursue the matter further. If
it is not done, | wish to be a delegation and be put on the agenda at the Council meeting
at which this is considered, which | understand is currently scheduled for June 20, 2017.

Thank you for your consideration.




Yours fruly

Conlin Engineering Ltd.

L

per J. Conlin, MBA, P.Eng., RPP, MCIP, EP
President

Cc: Grant Munday, B.A A,
J. Fakiri



Grant Munday

From: Patrick DelDuca <Patrick@PatrickDelDuca.com>
Sent: Tuesday, June 20, 2017 11:48 AM

To: Grant Munday

Cc: Patrick DelDuca; Dorothy Campbell; Steve Portelli
Subject: ZONING 399 East Main Street, Welland On
Hello Grant,

I understand your department has included a recommendation to change the industrial component on 399 East
Main Street to residential. Allowing the front portion facing East Main to include a commercial component
-with the residential in behind.

We can all agree the comm addition to the front of the property totally conforms to the commercial corridor
along this portion of East Main Street and is definitely the highest and best use for this property and this area as
a whole.

However the Residential component instead of the original industrial zone is a mistake. There had been some
interest at one time, some time ago: where a potential buyer explored a residential idea that proved to be way
too costly and highly restrictive. This property is unusual in size and shape, narrow and runs along side the CN
Rail line allowing a very small building envelope. A residential use here would not be marketable and certainly
not the highest or best use. :

The industrial component actually allowed more uses including storage, storage lockers and parking that all
seem to be more needed in this area and fits this Lot shape. Please do not remove these uses.

Now if you were simply ADDING a residential component and not removing the current mdustrial use, this
property would more likely be developed to its fullest potential. Then potentially some of this land could also
be developed by an abutting apartment building that needs to expand and maximizes this lands use. That would
be good for the property and neighbourhood, would clean up the entire area and generate more tax revenues for
the city.

Thank you.

Sent from my iPhone ...

The greatest compliment I can ever receive from you is the Referral of your Family, Friends and Colleagues.
Thank You for your Trust.

Pat

Patrick DelDuca, Real Estate Broker
ReMax Niagara Real Estate Itd., Brokerage
Off: 905.356.9600

Cell: 905.351.6888

Free: 877.216.9600 ask to connect direct

PatDelDuca.com




Grant Munday

From: Peter J Brenner <peterjbrenner1@gmail.com>

Sent: Wednesday, June 7, 2017 1:22 PM

To: Councillor Jim Larouche {Home); Grant Munday; mayor; Richard Halinda; Ann Oates; Brian
Lambie; wvflaw@hotmail.com; frithbill@hotmail.com

Subject: Fwd: FW: New Comprehensive Zoning By-law - Public Information Meeting Presentation

Attachments: PJBALLNEW.jpg; New Ross 1 GeoWarehouse Enhanced Report. pdf; New Ross 2

GeoWarehouse Enhanced Report pdf; New 399 EAST MAIN ST,
WELLAND - GeoWarehouse Enhanced Report.pdf; 649 Rusholme Zoning June 02 2017 .pdf;
671 Rusholme Rd Welland GeoWarehouse.pdf

Hi Jim / Grant/ Mr, Mayor.

Jim / Grant , [ haven't heard anything back, please acknowledge receipt of our thoughts and concerns regarding
lands we are involved with / own.

1 understand the deadline for written submission is tomorrow and we consider this our written submission
regarding the 4 Properties attached.

Kind Regards.

Peter / Andrew

---------- Forwarded message ----------

From: Peter J Brenner <peterjbrennerl @gmail.com>

Date: Fri, Jun 2, 2017 at 2:57 PM

Subject: Fwd: FW: New Comprehensive Zoning By-law - Public Information Meeting Presentation
To: grant. mundav@welland.ca, jiml <jim@fecoyne.com>, Andrew LaVecchia

<andrewlavecchial @gmail.com>, PeterPJBForever <peterjbrennerl(@gmail.com>, DrPeter
<dock(@sympatico.ca>

Thank You Jim

Llke I told you a friend and investor brought this to my attention and thank goodness he did

Good Day Grant, [ trust this email finds you both well.

We have an interest in the Four " 4 " Properties attached and have input we want to give on all Four " 4 ".

1. The two different pins on Ross Street which are now either L1 or L2, Light or heavy Industrial, the city had
before and i concurred should be Rezoned High Density Residential, we want this zoning, with the Smart
Growth Intensification mandated and because of the restriction the shape/ layout and the proximity to the
mostly dormant train tracks we need this zoning to be able to put anything there that would be economically
viable as low income or rental accommodations may make the most sense on this site.

2. 399 East Main, on this priority we would like a Motel / Apartment component along with Commercial uses
- on the east Main Street Frontage, this entire property flanks High Density Residential to the east its entire
boundary and the need is there, we must bring people to the downtown corridor with smaller more efficient
units.



‘The front could be some form of Commercial Allowing a restaurant or other retail with High Density
Residential in back this site measure some 700 plus fect long.

3. 649 Rusholme Rd, This L2 Zoned Property has had a House and Shop will all city services attached, it has
been legal non conforming decades before the bylaws were introduced in 1958, yet we have had some flack and
misunderstandings regarding the use given the zoning, we would like to see some sort of Enhanced Residential
Use as a Restaurant, which seems to be included and or Bed and Breakfast or Summer Camp, which takes us to
the Six " 6 " Acres next door which is...

4, 671 Rusholme, we also control that. and would want the same consideration there maybe through the new
gateway Industrial, these land are treed and mostly bush with a pond and the services end at 649, the official
plan did not extend services beyond 649, the chances they would ever be used or developed if we don't achieve
something like this are relatively small.

These are our thoughts wishes and concerns ,

Please, feel free to contact us at your convenience with any questions or input you either should have.
Lets Work Together Te Make Welland Work Better Together.

Most Assuredly Sincere, We Remain,

Peter I. Brenner / Andrew L. La Vecchia

---------- Forwarded message ----------

From: peterjbrenner peterjbrenner <peterjbrenner@sympatico.ca>

Date: Fri, Jun 2, 2017 at 2:04 PM

Subject: Fwd: FW: New Comprehensive Zoning By-law - Public Information Meeting Presentation
To: Peter J Brenner <peterjbrenner1(@gmail.com>

---------- Original Message ~~-~-------

From: jim <jim(@fecoyne.com>

To: 'peterjbrenner peterjbrenner' <peterjbrenner(@sympatico.ca>

Date: June 2, 2017 at 10:30 AM

Subject: FW: New Comprehensive Zoning By-law - Public Information Meeting Presentation

Hi Peter.. .attached new Official Plan details...looking forward to your input regarding the
various properties around Town that you have an interest in.

From: Grant Munday [mailto:grant. munday@welland.ca]
Sent: May-31-17 8:52 AM

2



To: Grant Munday
Subject: New Comprehensive Zoning By-taw - Public Information Meeting Presentation

Please find attached the presentation that was given at the May 29" Public Information
Meeting. A number of people had requested copies so we are circulating to all for information
purposes.

Sincerely,

Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4 |
Phone: (805)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

This email may contain confidential and/or privileged information for the sole use of the intended
recipient. Any review, disclosure, or distribution by others is strictly prohibited. If you have received this
email in error, please contact the sender immediately and delete ail copies.
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Enhanced Report ANTHONY HABJAN

N/A, NIA - GeoWarehouse Enhanced Report

03/15/2017 10:53 PM Email linkrealtyniagara@hatmail.com

NSA

N/A

PIM 644220246

Property Details ~ PIN: 644220246

Address | N/A |
Municipality [ N/A | LRO 59 1 Land Registry Status | ACTIVE |
Registration Type (LT ] Area |430m2 | Perimeter [93m ]
Short Description [ LT 12 PL 584, 5/T CW20353; S/T EASE IN FAVOUR OF THE OWNER(S) OF PT LT 66 PL 611 PT 3 59RL112L, AS T... ]

Aerial View of Property

Street View

ahcka Brddenie

Assessment Information

2017 TAX YEAR, PHASED IN ASSESSMENT

ASSESSMENT ROLLNUMBER 2017 TAX YEAR, ASSESSED VALUE  DEPTH  FRONTAGE  PROPERTY TYPE
PHASED IN BASED ON (A 1)
ASSESSMENT JANUARY 1, 2016
{ 271904000712300 ] [ 112,000 ! [$135,000 | [o0e | [4203 | [ 100 Vacant residential land not an water |
Sales History
DATE TYPE AMOUNT
(09j07/3006 | [T “ | {82,000 '
T 09/28/2001 | [T | [ $27,000 ]
{ 08/30/2000 | [T _| | $31,000 |
[ 03/19/1971 | [T 7] [$12500 |

hitp:fwww.geowarehouse.ca/gwhweb/propertyReport.do

12



15/03/2017 N/A, N/A - GeoWarehouse Enhanced Report

Enhanced Report

:  ANTHONY HABJAN :

03/15/2017 10:52 PM ¢ Email linkrealtyniagara@hotmail.com :
N/A

N/A

PIN 644220251

Property Details - PIN: 644220291

Address [ N/A - |
Municipality L ¢ {53 ] Land Registry Status [ACTIVE ]
Registration Type [T | Area {5837m2 | Perimeter | 608 m |
Short Description | PTLT KK PL 5684, PT LTS 3-6 PL 561, LT 65PL 611 & PT LT 102 PE 594; ALL BEING PTS 1, 2, 4, 5& 6 59.., ]
Aerial View of Property Street \iew

Assessment Information

2017 TAX YEAR, PHASED IN ASSESSMENT

ASSESSMENT ROLL NUMBER 2017 TAX YEAR, ASSESSED VALUE DEPTH  FRONTAGE  PROPERTY TYPE
PHASED IN BASED ON (A) (A)
ASSESSMENT JANUARY 1, 2016
| 271904000712300 | [$112,000 | {$115,000 " lo.00 | {4203 | [ 100 Vacant residential land not on water

Sales History

DATE TYPE AMOUNT

[oojo72006 \0 | [g82000 !
[05/28/2001 - 1T i ] [27,000 i
[63/19/1921 T o _ | [$12,500 |
[ 12/17/1520 | [T ] st |

hitp:iwww.geowarehouse.ca/gwhwebipropertyReport.do 12



1500372017 N/A, N/A - Geowarehouse Enhanced Report

Reports Not the Official Record. Reporls, other than the Parcel Register, obtained through Geowarehouse are not the official government
record and will not necessarily reflect the current status of interests in land.

Currency of Information. Data contained in the Geowarehouse reports are naot maintained real-time. Data contained in reports, other than the
Parcel Register, may be out of date ten business days or more from data contained in POLARIS.

Coverage. Data, informaticn and other products and services accessed through the Land Registry Information Services are imited to land registry
offices in the areas identified on the coverage map.

Completeness of the Sales History Report. Some Sales History Reports may be incomplete due to the amount of data callected during
POLARIS title autornation. Subject properties may also show nominal consideration or sales price (e.g. $2) in cases such as transfers between spouses

or in tax exempt transfers.

Demographic Information. Demographic Information is cbtained from Environics Analytics. Environics Analytics acquires and distributes
Statlstics Canada files in accardance with the Government of Canada's Open Data Policy. No information on any individual or houschald was made
available to Environics Analytics by Statistics Canada, PRIZM and selected PRIZMC2 nicknames are registered trademarks of The Nielsen Company

{U.,S.} and are used with permisdcn.

The Property Information Services, reports and information are provided “as is” and your use is subject to the applicable Legal Terms and
Conditions, Some infarmation obtained from the Land Registry Information Services is not the official government record and will nat reflect the
current status of interests in land. Use of personal information contained herein shall relate directly to the purpose for which the datze?jp ears in land
registry records and is subject to all applicable privacy legislation in respect of personal information. Such Information shall not be u or marketing

to a named individual.

Parcel Mapping shawn on the site was campiled using plans and documents recorded in the Land Registry System and has been repated for
property indexing purpases only. Itis not a Plan of Survey. For actual dimensions of property boundaries, see recorded plans an documents.

Copyright © 2002-2010 Teranet Enterprises Inc, and its suppliers. Al rights reserved,

htip:/Avww.geowarehouse.ca/gwhwebipropertyReport.do



15/03/2017

Enhanced Report

N/A, NIA - GeoWarehouse Enhanced Report

GEOWAREHOUSE

This Repart was prepared for:

ANTHONY HABJAN

03/15/2017 10:53 PM Email nkrealtyniagara@hotmail.com

N/A

N/A

PIN 644220246
Property Details - PIN: 644220246

Address a0 |
Municipality (/A T | RO [ | land Registry Status TACTIVE |
Registration Type LT ) | Area [40m2 | Perimeter ifoam |
Short Description | LT 12.PL. 584, S/T CW20353; S/T EASE IN FAVOUR OF THE OWNER(S) OF PT LY 66 PL 611 PT 3 59R11121, AS T, |

Aerial View of Property

Street View

Assessment Information

2017 TAX YEAR, PHASED IN ASSESSMENT

ASSESSMENT ROLL NUMBER 2017 TAX YEAR, ASSESSED VALUE DEPTH  FRONTAGE  PROPERTY TYPE

PHASED IN BASED ON 175) (A

ASSESSMENT JANUARY 1, 2016
[ 271904000712300 | [$112,000 | |'$115,000 i {o00 ] |4203 | [ 100 Vacant residential land not on water |
Sales History
DATE TYPE AMOUNT
[ 03j07/2006 T | [T | {382,000 7
[ 09/28/2001 - T | {$27,000 |
(om0 1[T - | [$31,000 |
(03719/197 | {T__ . T (313,500 1

hitp:ffwww,geowarehouse.ca/gwhweb/propertyReport.do

12



1510372017

N/A, N/A - GeoWarehouse Enhanced Report

GEOWAREHOUSE" |

Reports Not the Official Record. Reparts, ather than the Parcel Register, obtained through Geowarehause are not the official government
record and wilk not necessarily reflect the current status of interests in fand.

Currancy of Information, Data contained in the Geowarehouse reports are not maintained real-time. Data contained in reports, other than the
Parcel Register, may be out of date ten husiness days or more from data contained in POLARIS.

Coverage, Data, information and other products and services accessad through the Land Registry Information Services are limited fo fland reqgistry
offices In the areas identified on the caverage map.

Comﬁleteness of the Sales History Report. Some Sales History Reports may be incomplete dug to the amount of data collected during
POLARIS title automation. Subject properttes may also show nominal consideration or sales price (e.g. $2) in cases such as lransfers belween spouses
or in tax exempt transfers.

DPemographic Information, Demographic Information is obtained from Environics Analytics, Enviranics Analytics acquires and distributes
Statistics Canada files in accordance with the Government of Canada's Open Data Policy. No information on any individual or household was made
available to Environics Analytics by Statistics Canada, PRIZM and selected PRIZMC2 nicknames are registered rademarks of The Nielsen Company
{U.5.) and are used with permission,

The Property Information Services, reparts and information are provided “as is" and your use is subject to the applicable Legal Terms and
Conditions. Some information obtained from the Land Registry Information Services is not the official government record and will nat reflect the
current status of interests in land. Use of personal information contained herein shall refate directly to the purpase for which the data a Pears in fand
reglstry records and is subject to all applicable privacy legislation in respect of personal information. Such'infarmation shall not be used for marketing

to'a named individual,

Parcel Mapping shown on the site was compiled using plans and documents recorded in the Land Registry System and has been prepared for
property indexing purpases only. It is not a Plan of Survey. For actual dimensions of property boundaries, see recarded plans and documents,

Copyright @& 2002-2010 Teranet Enterprises Inc, and its suppliers. All rights reserved,

http:/iwww. geawarehouse.ca/gwhweb/propertyR eport.do

22



15/03/2017 399 EAST MAIN ST, WELLAND - GeoWarehouse Enhanced Report

Enhanced Repol P T T e H

port } ANTHONY HABJAN :
03/15/2017 10:50 PM v Email linkrealtyniagara@hotmait.com R
399 EAST MAIN ST
WELLAND
PIN 641130340
Property Details - PIN: 641130340
Address { 399 EAST MAIN ST |
Municipality [ WELLAND | LRO [59 7] Land Registry Status [ACTIVE |
Registration Type T | Area [45%m2__ ] Perimeter [502:m |
Short Description [ PT LT 23, CON 5 CROWLAND BEING PT 1 ON 59R10827 ; PLANNING ACT CONSENT ATT'D TO LT143673; WELLAND |
Aerial View of Property Street View
Assessment Information
2017 TAX YEAR, PHASED IN ASSESSMENT
ASSESSMENT ROLL NUMBER 2017 TAX YEAR, ASSESSED VALUE  DEPTH  FRONTAGE  PROPERTY TYPE

PHASED IN BASED ON (N )
ASSESSMENT JANUARY 1, 2016

{ 271904001309600 ] [315,7%0 | [ $121,000 | [756.50 | [68.02 | [100 Vacant residential iand not on water |
Sales History
CATE TYPE AMOUNT
{06/06/2003 | [T T | [$10000 H
(10/13/19%9 | [T | | 455,000 . 1

http:fAsww.geowarehouse.calgwhweblprapertyReport.do



15/0312017

399 EAST MAIN ST, WELLAND - GeoWarehouse Enhanced Repart

GEOWAREHOUSE

Reports Not the Official Record. Reporls, other than the Parcel Register, obtained through Geowarehouse are not the official government
record and will not necessarily reflect the current status of interests in fand.

Currency of Informaltion. Data contained in the Geowarehouse reports are not maintained real-time, Data centained in reperts, other than the
Parcel Register, may be out of date ten business days or mare fromn data contained in POLARIS.

Coverage, Data, information and other products and services accessed thraugh the Land Registry Information Services are limited to fand regisiry
offices in the areas identified on the coverage map.

Completeness of the Sales History Report. Sone Sales History Reparts may be Incomplete due to the amount of data coffected during
POLARIS title automation. Subject properties may also show nominal consideration or sales price (e.g. $2) in cases such as transfers between spouses
ar in tax exemypt transfers. ‘

Demographic Information, Demographic Information is obtained from Environics Analytics. Environics Analytics acquires and distributes
Slatistics Canada files in accordance with the Gavernment of Canada's Open Data Policy. No information on any individual or household was made
available to Environics Analytics by Statistics Canada. PRIZM and selected PRIZMC2 nicknames are registered trademarks of The Nielsen Company
(U.S.) and are used with permission.

The Property Information Services, reports and information are provided "asis* and your use is subject to the applicable Legal Terms and
Conditions. Some information obtained from the Land Registry Informalion Services is not the Ofﬁciallgovernment record and will not reflect the
current status of interests in land. Use of personal information contained herein shall relate directly to the purpase for which the data appears in land
reglstry redc.ortt::lls ac?d is subject to all app¥cable privacy legislation in respect of personal Information. Such information shall not be u or marketing
to a named individual.

Parcel Mapping shown on the site was compiled using plans and documents recorded in the Land Registry System and has been prepared for
praperty indexing purpases only. It is not a Plan of Survey. For actual dimensions of property boundasies, see recorded plans and documents,

Copyright @ 2002-2010 Teranet Enterprises Inc. and its suppiiers. All ights resenved.

htip:/Avww.geowarehouse.calgwhwebvprepertyReport.do
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Measurements Available
(See Site & Structure)

2017-6-2 GeoWareholse
GeoVarchousze” PIN: 641270513 | Generated: June, 2, 2037
649 Rusholme Rd, We”and, L3BSENY Suggest an address correction
@
Owner Name Last Sale Lot Size Assessed Value Phased-In Value
LAVECCHIA ANDREW LOUIS . $55,000 164.47 ft 524.94 ft $201,000 $190,500
Jan 28, 2016 Erontage Depth Based onJan 1,2016 2017 Tax Year

Legal Description

PT LT 19, CON 7 CROWLAND, PT 1 ON 55R11571; WELLAND

Property Details

GeoWarehouse Address
649 RUSHOLME RD, WELLAND, L3BSNY

Land Registry Office
Nizagara South {59}

Owner Names
LA VECCHIA, ANDREW LOUIS

Ownership Type

Freehold

Land Registry Status

Active

© 2017 Google + Imag Qe paghians

Registration Type
Certified (Land Titles)

641270513

https:/fcollabar ation.geowar ehouse.ca/gema-webM#/home?ty pe=propertyreport&r=1496427831717 &url= omnibar %2F property % 2F pin%3F value%3D6412705138q=849%20R U SHOLME%20R D % 20WELLAND, %2...  1/5



2017-6-2

GeoWarehouse

Site & Structure

: : _. ARN-ZriaGec0RaTATE T Eg'
S e I
LLTPIN 61270813 ®
e T A L x
urvey 5____“9‘?‘“9!3: e S Mgbdawmmmw@g
Lot Size ] Area: 86,639 ft2 (1.989 ac) Perimeter: 1,378 ft
Measurements; 526,27 ft x 164.90 ft x 524.57 ft x 164.90 ft &7
Lot Measurement Accuracy: HIGH
Assessment 1 [ ARN : 271906000414718
Site Frontage: 164.48 ft Depth: 524.94 ft
Structure Property Description: Single-family detached (not on water) Property Code: 301
Total Floor Area{above grade): Click to purchase
Assessed Value Phased-In Value
$190,500 $194,000 $197,500 $201,000
Based on Jan 1, 2016 o 2017 2018

2018 2020

Valuation & Sales

Sales History

Sale Date Sale Amount

Type

Party To

Notes

https:/collaboration.geowarehouse.ca/gerna-web#/home?type=propertyreportés=14864278317178&url=ormnibar %2F property % 2F pin%3F value%% 30641 2706138g=549%20R U SHOLME%20R D, %20WELLAND %2...  2/5



2017-6-2

GeoWarehouse

jan 28, 2016 $55,000 Transfer LA VECCHIA, ANDREW LOUIS;
July 05, 2006 $114,000 Transfer JUNKYARD BOYZ AUTO & METAL RECYCLING INC.;
Dec 03, 2001 $80,000 Transfer STURCH, SHELLY MARIE: STURCH, JEFFERY ALAN;
Assessed Value
saoox o e s e L emel e s eeaima LA Eeeaimes ms mimemi el e ieeess e e e e wee e meines tae me e
2240K remmim imi e memmeene e e T e
m l$192‘.5K_]
5189K IFE-EJ_(;“ R T
$120K = —
£85K
jan 28, 2016
$50K &
SO oo ~ - . .
2016 7 2078 201¢ 2020
2017 Tax Year Phased
n Assessment
- Assessment1 O Salet
Demograph ics * Neighbourhcod (NBH) . | Community (COM) © City (CIT
Population

Total Population

nen 671 com 23,140

av 53,094

Gender

t

Female Male

NBH 47%

53%

Family Status

»>15 Married with Children

NBH 25%

>15 Single with Children

£%

Hitps Jfeollaboration.geowarehouse.caigema-web/#l/home Ptype=propertyreport&r= 1496427831717 &url=cmnibar %2F property % 2F pin% 3Fvalue% 3D 641 27051 380=649%20R LISH OLM E%20R D, %20WELLAND, %2, .,

k'S



2017-6-2 (GeoWarehouse

Marital Status . Age Distributicn
WEH
Single 26%
Marrled £3%
Separated / Diverced 7%
Other % : 05  10-14 1515 20-20 3044 48-84 S5484 6574 TS5+
Households
Structure Details { Ownership
2 —T. :
‘&é L) : ﬁ’
Toztal # of Occupied Private Dominant Year Built :
Dwellirﬁg‘s ; Owned Rented
NaH 260 1961-1980 j N (T00% NN 0%
Age of Home (Years) i Structural Type
NEBH : NEH
30% 279 : Apartment J 3%
Single Detached
Semi-Detached § 2%
Mavable ‘0%
. <10 11-25 26-60 60+ Row House 0%

Socio-Economic

Avg. Household Income  wex 98,508 com62,108 ary 73,730

Employment © Highest Level of Education
0 Dominant Profession #1 o
‘E46E ﬁJd sales and service cccupations University 10%
mploye
piey Dominant Frofession #2 College 17%
Trades, transport and High Sche 35%
eiuipment operators and Other 38%
related occupations
54% Job Type
Unemployed Service Sector/Blue Collar

hitps Jfcollaboration.geowarehouse.ca/gema-web/l/homeype=propertyreport&r= 1496427831717 &url=cmnibar % 2F property %2 Fpin% 3F value% 3D 64127051 38g=6849%20RUSHOLME% 20R D %20WELLAND %2...  4/5



2017-6-2 GeoWarehouse

Cultural
Dominant Language - Immigration Status
NEH ‘
english NN
French [EEEH 19%
Italian 3 2% : 1 2% 88%
German 2% Irnmigrant Mon-lImmigrant

Multiple Lang... | 1%

Dominant Market Group

Exurban Homesteaders . SOURCE |
e Prizm5 s the latest release of the ploneering segmentation system from Environics Analytics that classifies Canada's:
nelghbourhoods into 68 unigue festyle types,

Copyright © 2002-2015 Teranet Enterprises Inc. and its suppliers. All rights reserved. www.geowarehouse.ca

https:ficollaboration.geowarehouse.calgem a-webilhomaty pa=propertyreportr= 14064278317 17&url=omnibar % 2F property%2F pin%3F value%3D64127051380=649%20RUSHOLMES%20R D, % 20WELLAND %2, .. 85



2017-6-2 GeoWarehouse

Geoc\Warehouse”

PIN: 641270516 . Generated: June. 2, 2017

649 Rusholme Rd, We“and, L3B5N7Y Suggest an address correction

Owner Name ‘ Last Sale . Lot Size
EVERMOREHOLDINGZING. | $86,500 |  493.44 ft 523.24 ft
‘ Apr 28, 2006 Frontage Depth

Measurements Available
(Seea Site & Structure}

Legal Description
PT LT 18 CON 7 CROWLAND BEING PTS 2, 3 & 4 ON 59R11571; WELLAND

Assessed Value

$131,000

Based on Jan 1, 2016

Phased-In Value

$131,000

2017 Tax Year

Property Details

Geowarehouse Address o .

649 RUSHOLME RD, WELLAND, L3B5N7 wnership Type
Freehold

Land Registry Dffice )

Niagara South (59) Land Registry Status
Active

Owner Names
EVERMORE HOLDINGZ INC.

hitps /feellaboration.geowarehouse.ca/gema-webMl/hom e Mype=MapBubblepropertyR eport&r= 1456428616974&url=omnibar %2F property % 2F pin% 3F value%a3D 64127051380~ 649%20R U SH OLM E%20R D, % 20WE. .

Report a problem

Registration Type
Certified (Land Titdzs)

PIN
6541270516

.15



2017-6-2 GeoWarehouse

Site & Structure

\ K .m'vm_m“:&\
:w'_ : |
3 . =
U UARN L 271506000474700 - "c’):i— .
N sataroste S
) . -]
g
=
V3
{ =
| & N |
SeTSTR USRS ey Congle . S e g ER R Egle
Lot Size I Area: 257,882 f2 (5.920 ac) Perimeter: 2,031 ft
l Measurements: 524.57 ft x 493.32 ft x 519.48 ft x 494.71 ft &
Lot Measurement Accuracy: HIGH (0
Assessment 1 [ ARN : 271306000414700
Site Frontage: 433.44 ft Depth: 523.24 ft
Structure Property Description: Vacant Industrial land Property Code: 106
Assessed Value Phased-in Value
$131,000 $131,000 $131,000 $131,000 $131,000
Based on jan 1, 2016 2017 2018 2019 2020
Valuation & Sales
Sales History
Sale Date Sale Amount Type Party To Notes

https://collaboration.geowarehouse.ca/gem a-web/i#/homettype=MapBubblepropertyReport&r= 1496428916974&ur = cmnibar % 2F property % 2F pin% 3F value% 3D 6412705 138q=640%20RUSH OLME®%20R D, % 20WE... 2/5



2017-6-2

GeoWarehouse

April 28, 2008 $86,500 Transfer EVERMORE HOLDINGZ [NC,;
May 21, 1999 $44,400 Transfer LAROSE, JEAN;
Assessed Value
$191K _ .
$151K e SO
L :
$111K
571K -
531K S N O S
2018 2019 2020
2017 Tax Year Phased
in Assessment
- Assessment 1
Demographics | Nelghbsurhsod (NBH) E‘“Community(COM) L city ey |
Population
Total Population  neH 671 com 23,140 arv53,094
Gender © Family Status
# #if
Female Male >15 Married with Children >15 Single with Children
NEH 47% 53% ‘ NEH 5% -
Marital Status Age Distribution
NEH
Single 26%
Married 63%
Separated / Divorced 7%
% Othar 4% 05 1014 15-1% 20-20 30-44 45-54 5564 65-74 T5+

https://coltaboration.geowarehouse.ca/gema-webff/home?ype=MapBubblepropertyR epori&r=14964288168748ur = ormnibar %2F property%2F pin%3F val ue%e3D 6412705138q=549%20R USHOLME%20RD, % 20WVE... 35



2017-6-2 GeoWarehouse
Households
Structure Details Ownership
i =
& Y| { o)
Total # of Occupied Private Dominant Year Buily
Dwe[liﬁgs Owned Rented

NBH 280 1561-1980 ,,,NBH 100% I 0%
Age of Home (Years) Structural Type

NEH NBH

Apartment |l

<10

11-25

26-60 60+

Single Detached
Semi-Detached
Movable

Row House

Socio-Economic

Avg, Household Income

ned 98,508

com62,108 arv /3,730

Employment

Dominant Profession #1

Highest Level of Education

0 o
§'6] ﬁ)d Sales and service occupations University 10%
mploye
i Dominant Profession #2 College 17%
Trades, transport and High Schacl 5%
ecﬂuipment operators and Other 38%
related occupations
54% Jok Type
Unemployed Service Sector/Blue Cellar
Cultural

Dominant Language
NEH

Engfish [OVNNN
Erench [
Italian |
German |
Multiple Lang... |

https ://collaboration.geowarehouse caigema-web/#lihometype=MapBubblepropertyReportér=1496428918974&url=omnibar % 2F property % 2F pin%3F value% 3D 64127051 38q=640%20R U SHOLME®20R D, %20WE... 4/5

Immigration Status

12%

Immigrant

NEH

88%

Non-Immigrant



2017-6-2 GeoWarehouse

Dominant Market Group

Exurban Homesteaders  source

Prizm3 is the latest release of the picneering segmentation system from Environics Analytics that classifies Canada's
neighbourhoods into 68 unique lifestyle types. :

Copyright © 2002-2015 Teranet Enterprises Inc. and its suppliers. All rights reserved. www.geowarehouse.ca

htips://collabaration.geowarehouse.calgem a-webA/home?type=MapBubblepropertyR eportér= 149642891697 4&url=omnibar %2F property%2F pin 3F value%3D6412705138a=649%20R USHOLMES20R D %20WE... 5/5



Grant Munday

From: Councillor Bonnie Fokkens

Sent: Friday, June 9, 2017 2:35 PM

To: Rachelle Larocque; Grant Munday

Cc: Councillor Rocky Letourneau

Subject: Re: 602 Cope Road, Welland, NPCA Buildable Envelope Map & approval 2 attatchments

Afternoon - asking if there is any other information you require in order to review this issue - and if anything

else needs to be done to reach a positive outcome for this property so a home can be built on the approved
NPCA sight.

Thanks in advance

Regards - Bonnie Fokkens

From: victoria yarema
Sent: Friday, June 9, 2017 1:08 PM

To: Grant Munday; Rachelle Larocque; victoria yarema; Councillor Bonnie Fokkens; sschertzing@gmail.com
Subject: Re: 602 Cope Road, Welland, NPCA Buildable Envelope Map & approval 2 attatchments

victoria yarema has shared OneDrive files with you. To view them, click the links below.
l#% 602 Cope Road, Welland, NPCA Buildable Envelope - Map 2 1.pdf

g[_,u;hf 602 Cope Road, Welland, NPCA Buildable Envelope 1.pdf

Sent: June 9, 2017 12:41 PM

Subject: Fw: 602 Cope Road, Welland, NPCA Buildable Envelope Map

Afternoon Mr Munday and Ms Larocque

Please accept this email as my official submission to the City of Welland requesting a review of the changes to
the new Zoning Bylaw for the above listed property - in that asking that the new zoning be changed to be
reflective of the NPCA approval and comments - whereas a house and garage would be allowed to built on the
0.9 acre of the 2.89 acres the property. '

i can be reached at home 905-732-3733 or cell 905-321-7707 to discuss further and would appreciate a call
from your office soonest, as the time window for the Bylaw approval is extremely short.

Regards - Victoria Yarema




From: Adam Boudens <aboudens@npca.ca>

Sent: March 20, 2017 1:57 PM

To: victoriayarema@hotmail.com

Cc: Darren MacKenzie; Amy Parks

Subject: 602 Cope Road, Welland, NPCA Buildable Envelope Map

Hi Victoria,

It was nice meeting you again today. Hopefully we provided some clarity to the process. As promised, attached are 2
maps of your property outlining the location and dimensions of the permissible building envelope that NPCA Policy
would allow for. Feel free to provide these maps to your real estate agent, and give us a call if you have any additional
questions.

Thanks,

Adam Boudens

Ecological Technician

Niagara Peninsula Conservation Authority
250 Thorold Road West, 3™ Floor
Welland, Ontario L3C 3W2

Phone: 905-788-3135 ext. 238

Fax: 905-788-1121

Email: aboudens@npca.ca

Website: www.npca.ca

The information contained in this communication, including any attachment(s), may be CONFIDENTIAL, is
intended only for the use of the recipient(s) named above, and may be legally PRIVILEGED. If the reader of this
message is not the intended recipient, you are hereby notified that any dissemination, distribution, disclosure
or copying of this communication, or any of its contents, is STRICTLY PROHIBITED. If you have received this
communication in error, please notify the sender and permanently delete the original and any copy from your
computer system. Thank-you. Niagara Peninsula Conservation Authority.



RIAGARA PENMINSULA

Bt TONERVATION 602 Cope Road, Welland

Watershed Manager

Legend

— Corporate Wafershed Divide N
COntario Road Network
v PajOr Highways
wew  Arterial Roads

—  Lecal Roads

Assessment Parcels
8 2K HydroPoly
— 2K Hydrography
B AIRPCRTS
i Campsites

SWOOP_2015
B Redt Bandt

Green: Band_2

N Blue: Band 3

Notes

254 0 1270 254 Meters

This map s for illustrative purposes only, Informaticn contained hareon is not Intended to constifute advice, is
not a substitue for professional review or a sive survey, and is subject to change without notice. The NPCA takes
NAD_1983_UTM_Zone 17N no responsibility for, nor guarantees, the accuracy of the information contained on this map, Any interprefations
© NPCA, Niagara Region, LIO, MPAC & Teranet or conclusions drawn from this map are the sole responsibifity of the user, THIS IS NOT A PLAN OF SURVEY




NiAGARA BENINSHLS

L i« SONSERVATION 602 Cope Road, Welland

Watershed Manager

Legend

-  Corporate Watershed Divide N
Ontaric Road Network

——  Major Highways

- Arterial Roads

wme Local Roads

Assessrnent Parcels

2K HydroPoly

2K Hydrography

AIRPORTS

Campsites

SWOOP_2015
Red: Band_1

Wl I

Green: Band_2

E Blue: Band_3

508 o 25.40 50.8 Meters

This map is for illustrative purposes enly. Infarmation wntained hereon is not intended to constitute advice, is

not a substitute for professional review or a site survey, and is subject to change withaut notice, The NPCA takes

NAD_1383_UTM _Zone 17N no responsibility for, nor guarantess, the accuracy of the information contained on this map. Any interpretations
. . i fr is 1 ibile " THIS 1S NO LRV

© NPCA, Niagara Ragion, LIO, MPAC & Teranet or conclusions drawn fram this map are the sole responsibility of the user, THIS 1S NOT A PLAN OF SURVEY

Notes




Eg&“gﬁﬁ“\'}ﬁ%’bN 250 Thorold Road West, 3rd Floor, Welland, Ontario L3C 3W2
‘ hed AUTHORITY Telephone 905.788.3135 | Facsimile 905.788.1121 | www.npca.ca

July 12, 2017 ' -
CityView Regulation File Number PLPER 201700819

Victoria Yarema
10 Charles Avenue
Weltand, ON L3B 1C8

SUBJECT: N.P.C.A. PERMIT NO. 201700819 FOR THE PURPOSE OF CONSTRUCTING A
NEW HOME IN A WETLAND BUFFER {McKENNEY ROAD WETLAND COMPLEX)
AT 602 COPE ROAD, IN THE CITY OF WELLAND.

Attached is a Niagara Peninsula Conservation Authority Permit and associated Conditions regarding
the approval of the above-noted works, pursuant to the Conservation Authorities Act and Ontario
Regulation 155/06, known as the NPCA'’s Regulation of Development, Interference Wlth Wetlands, and
Alterations to Sherelines and Wetlands.

All works must be completed in accordance with the approved Permil, the attached Schedule ‘A
the aftached drawing titled "602 Cope Road” and submifted as part of the application package on
June 16, 2017, displaying the NPCA stamp (which forms part of the permit) within the fime period
specified therein.

The issuance of this permit does not release you from compliance with any other applicable federal,
provincial or municipal statutes, regulations or by-laws.

Should you have any questions regarding this permit please contact Darren MacKenzie, C.Tech., rcsi,
Supervisor, Construction Permits and Compliance, at (905) 788-3135 extension 229.

Yours truly,

o LUl
Mark Br{keli g
C.A.O./$ecretary-Tr Asurer

Niagara Peninsula Conservation Authority

Page 1 of 7



_ Egﬁ%é a"g’g‘fﬁ‘bN 250 Thorold Road West, 3rd Floor, Welland, Ontario L3C 3W2
% L@ AUTHORITY Telephone 905,788.3135 | Facsimile 905.788.1121 | wwwinpca.ca

N.P.C.A. PERMIT

PERMIT NO. 201700819

This permit is issued under the authority of the Conservation Authorities Act, and is subject to the
provisions of the Redulatioh of Development, Interference with Wetlands’ and Alterations to
Shorelines and Watercourses (Ontario Regulation 155/06), and is subject to the specific terms and
conditions contained herein.

Note: The issuance of this permit does not relieve the applicant from the responsibility of acquiring any
other agency, board, government, etc., approval as may be required nor does it relieve the
permittee from the requirements of any legislation.

The Permit is Issued to:

Name of Pemmities VICtOI’]a Yarema ... 7 - T "
Pest Office Address (3 Charles Avenue, Welland, ON LBB 108 "
Tel 905-732-3733 ”

Effective from the 12% day of July, 2017, to and including the 12" day of July, 2019,

" At the following focation:
' 602 Cope Road

In the City of Welland

As per your application dated: June 16, 2017

For the purpose of CONSTRUCTING A NEW HOME IN A WETLAND BUFFER (McKENNEY ROAD
WETLAND COMPLEX).

All works must be completed in accordance with the approved Permit, the attached Schedule ‘A’
the attached drawing titled “602 Cope Road” and submitted as part of the application package on
June 16, 2017, displaying the NPCA stamp, within the above noted time period.

Permit Approved By:

Place of issus \Afalland ' Date
(‘;@? (3 2017
G.ATD.Secretagy:Treasurer -~ 4 .
,A-- WSS Tl 1Y 4

(

Page 2 of 7




Mvé AUTHCRITY

Egﬁ?é%’\’}ﬂ%{bN 250 Thorotd Road West, 3rd Floor, Welland, Ontario L3C 3W2
Telephone 905.788,3135 | Facsimile 905.788.121 | www.npca.ca

PERMIT 201700819 SCHEDULE ‘A’

This Permit No. 201700819 is issued subject to compliance with the following conditions:

M Prior to construction, erosion control measures (i.e. siit fence, straw bales, silt curtain) shall be installed
as per the attached Ontario Provincial Standard Drawing (OPSD) and maintained in good condition until
all disturbed areas have been vegetated and stabilized with native materials to a pre-disturbed state or
better. NPCA requests photo documentation of the installed erosion control measures be
forwarded to our office. Absolutely no dirty water or debris is to be discharged to the wetland.

The permittee covenants to indemnify and forever save and keep harmless the Niagara Peninsula
Conservation Authority, its officers, servants and agents from and against any and all claims,
demands, suits, actions, damages, loss, cost or expenses arising out of any injury to persons,
including death, or loss or damage to property of others which may be or be alleged to be caused by
or suffered as a result of or in any manner associated with the exercise of any right or privilege
granted to the permittee by this permit,

Work carried out in contravention- of this permit and/or violation of any of the conditions contained
herein constitutes an offence under the Conservation Authorities Act. Pursuant to the Act: “Every
person who contravenes a regulation made under subsection (1) is guilty of an offence and on
conviction is liable to a fine of not more than $10,000 or to a term of imprisonment of not more

than two months.”

The Permittee shall keep this permit or a true copy thereof on the work permit area.

The person in charge of the operation conducted under this permit shall produce and show this permit
or the true copy kept on the work area to any Conservation Authority officer whenever requested by

the officer.

Please advise the Niagara Peninsula Conservation Authority, via e-mail (dmackenzie@npca.ca), a
minimum of 24 hours prior to commencing any works refated to this permit and no later than two (2)
weeks upon completion of the works. Please reference the file number along with the permit number

in your correspondence.

That authorized representatives of the Niagara Peninsula Conservation Authority will be granted entry

_at any time into lands and buildings which are the subject of this permit application in order to make
such surveys, examinations, investigations, inspections or other arrangements which such
representatives deem necessary. :

That all complaints arising from the proposed works authorized under this permit shall be reported
immediately by the permittee to the Niagara Peninsula Conservation Authority. The permitee shall
indicate any action which has been taken, or is planned to be taken, with regard to each complaint.

The Niagara Peninsula Conservation Authority may cancel this permit or may change any of the
conditions at any time and without prior notice if it is determined that:

o The works are not in conformance to the intent of the permission granted;

o The information presented to obtain a permit is false;
o The works or method of construction, have detrimental impacts on the environment.

Page 3 of 7
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HENEAT ST A .
SONSERVATION 6C2 Cope Road, Welland
Watershed Manager
[
g : Legend
e :
i 500 - 14 — Corporate Watershed Divide N
., Ontario Road Netwark
; —  Major Highwaya
) —= Arterial Reods
s & Local Roads
Assessment Parcels
N
B 2K HydmoPoly
— 2K Hydrography
) ; B ARPORTS
10033 m - 7 Campsites
) SWOOP_2015
g ‘6’, m Red: Band { °
Cly Y [ a Green: Band_2
R ea [ 3 W
; 23 Do atp 5 3 - Blue: Band 3
E|
101.93 m
{CONSERVATION AUTHORITY
ENT FURMS PART OF
Juee 127
ALl 2y 7208
1: 1,000 AR
Notes
508 0 2540 508 Meters
m This map is for llustative purposes anly. information centalned hereoh i not Intended to constitute advice, is
not 3 substitirte for professionel review or 2 sita survey, and is subject to change without notice. The NPCA takes
NAD_1983_UTM_Zona 17N 1o responsibility for, nor guarantees, the accuracy of the information cortained an this mag. Any imarprettions
@ NFCh, Fi - F!é'ﬁiun, LID, MPAC & Teranet or canclusions drawn from this map are the sole responsibility of the user. THIS 1S NOT A PLAN OF SURVEY




Grant Munday

From: tara teilier <telitara77@hotmail.com>
Sent; Saturday, June 10, 2017 8:02 AM
To: Grant Munday

Subject: new by-law sq ft requirements

Hi Grant

Hoping you can help....

| am waiting {patiently) for the conclusion of the new by-law so | can go ahead with planning our house...we
are anxious to start brainstorming...

| mentioned in a previous email about building a garage with a loft over it and in a few years, we would build a
house on the same property. You indicated we can call the garage/loft our house and then get a permit for
the house in the future, changing the garage to the accessory building...

What are the size requirements for each of the buildings with the above scenario in mind? This will be helpful
for us to get a head start on our planning/drawings.

Thanks Grant
Tara Tellier
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May 11, 2017

Grant Munday, Manager of Development Approvals
60 East Main Street
Welland, ON L3B 3X4

Mr. Munday:

Reading the City of Welland Draft zoning bylaw makes me wonder if the Planners and
politicians have read the Municipal Act and the Planning Act. Time and again in the Draft there are
examples of overreach and attempts to have Policy justify actions that legislation does not allow.

The simplest area to start with the problems of the Draft is the area of agriculture, There is a
definition of agriculture on page 25. It includes the growing of crops, biomass, nursery and other
activities. There is also a defimtion of agriculture related use on the same page. The problem with the
definition is that it means nothing. Agriculture and the making of laws in relation to it are dictated by
Section 95 of the Constitution.

“95. In each Province the Legislature may make Laws in relation to Agriculture in the Province,
and to Immigration into the Province; and it is hereby declared that the Parliament of Canada may from
Time to Time make Laws in relation to Agriculture in all or any of the Provinces, and to Immigration
into all or any of the Provinces; and any Law of the Legislature of a Province relative to Agriculture or
to Immigration shall have effect in and for the Province as long and as far only as it is not repugnant to
any Act of the Parliament of Canada. "

Please note that the power to make Laws in relation to Agriculture is not mentioned in the Constitution.
The province makes such laws, and even then they are overruled if it is repugnant to any Act of
Parliainent. This is known as the Paramountcy doctrine, and is listed in the Municipal Act in Section
14.1 and 14.2.

“14 (1) A by-law is without effect to the extent of any conflict with,
(a) a provincial or federal Act or a regulation made under such an Act; or

(b) an instrument of a legislative nature, including an order, licence or approval, made or issued under a
provincial or federal Act or regulation. 2001, c. 25, s. 14.

Same

(2) Without restricting the generality of subsection (1), there is a conflict between a by-law of a
municipality and an Act, regulation or instrument described in that subsection if the by-law
frustrates the purpose of the Act, regulation or instrument. 2006, ¢. 32, Sched. A, s. 10."

Both the Province and the Parliament of Canada have defined what agriculture is and what
products and actions are protected as agricultural activities. The City can define whatever it wants, but
what it defines imneans nothing if a higher level of authority has a different imeaning. For an example of



the Paramountcy Doctrine in action one need look no further than the City of Hamilton bylaw
regarding mailboxes. The bylaw did not have the power to override the Federal jurisdiction and control
of the mail system. A City of Welland bylaw does not have the authority to override the Farming and
Food Production Protection Act 1998 or any Federal Laws regarding agricultural activities.

The Farming and Food Production Protection Act has a section that specifically mentions how
bylaws are without affect if they interfere with an agricultural operation. Section 6.1 of that Act says;

"6. (1) No municipal by-law applies to restrict a normal farm practice carried on as part of an
agricultural operation. 1998, ¢. 1,s. 6 (1). "

So no matter what the City of Welland may think is agriculture or agriculture related use, both
the Province and Federal government have passed Acts related to Agricultural activities. The farmer
can apply to the Normal Farm Practice Protection Board to get officially exempted from a bylaw which
interferes with their ability to operate their business.

In addition a recent court case, that of Rausch v Pickering (2013) holds that there could well be
a statutory and Common Law duty of care on the part of a Municipality to make sure a bylaw applics to
a farming property before attempting to enforce a bylaw on that property. By enforcing a bylaw that
interfered with the Provincial Act the Municipality was ultra vires and constituted a breach of the duty

care, (http://canliiconnects.org/en/summaries/26807)

So every single section of Section 13 may well be ultra vires. If the City of Welland attempts to
enforce any bylaw on an agricultural operation the City could be opening itself up to a lawsuit for
negligence. The Municipal Act does not protect against torts when a Municipality acts in bad faith.

In the Junkers 1992 decision Deputy Commissioner Yurkow pointed out that “Policy is not
legislation” (http://files ontario.ca/environment-and-energy/mining-decisions/mnr_e002002.pdf) and is
not binding. Policy can be a great guiding principle but unless the legislation is present to allow the
actions to proceed the policy means nothing. Policy cannot justify actions that go beyond the actions
allowed by legislation. The policy to mandate agriculture to fit the City of Welland's plan for the future
is not supported by the Municipal Act which is superseded by the Farming and Food Production
Protection Act 1998. No amount of policy on how to mandate an agricultural operation will change the
constitution and the Paramountcy doctrine described.

In addition Deputy Commissioner Yurkow pointed out that land use restrictions are a subtle
form of expropriation.

“Land use restrictions are a subtle form of expropriation, That they are useful and, often,
essential is not questioned. However, since they take away property rights, they must be exercised with
caution and, most certainly, within proper statutory authority. However desirable it may be that people
be prohibited, for their own safety, from building a home, there has to be legislative authority to do so.”

Here we come to another interesting area of property rights. If someone wants to plan for a
piece of property they do not own, what right do they have to impose their plan on the property owner?

As Blackstone wrote back in 1765 (http://presspubs.uchicago.edu/founders/documents/vich16s5.html)

"So great moreover is the regard of the law for private property, that it will not authorize the
least violation -of it; no, not even for the general good of the whole community. If a new road, for
instance, were to be made through the grounds of a private person, it might perhaps be extensively
beneficial to the public; but the law permits no man, or set of men, to do this without consent of the
owner of the land. In vain may it be urged, that the good of the individual ought to yield to that of the
community; for it would be dangerous to allow any private man, or even any public tribunal, to be the




3.

Judge of this common good, and to decide whether it be expedient or no. Besides, the public good is in
nothing more essentially interested, than in the protection of every individual's private rights, as
modelled by the municipal law. In this, and similar cases the legislature alone can, and indeed
frequently does, interpose, and compel the individual to acquiesce. But how does it interpose and
compel? Not by absolutely stripping the subject of his property in an arbitrary manner; but by giving
him a full indemnification and equivalent for the injury thereby sustained. The public is now
considered as an individual, treating with an individual for an exchange. All that the legislature does is
to oblige the owner to alienate his possessions for a reasonable price; and even this is an exertion of
power, which the legislature indulges with caution, and which nothing but the legislature can perform. "

So what does the property expect to gain from this imposition on their property rights? The
court case of Antrim truck stop 2013 ( https://sce-csc.lexum.com/scc-cse/sce-
csc/enfitem/12887/index.do) has broadened the definition of injurious affection. If the bylaws enacted
by the City of Welland cost people and businesses money will the City invoke the Expropriations Act
and compensate them for their loss? If not, why should a landowner be interested in allowing the
bylaw to be enacted against his property rights? Why should a landowner not be compensated
when the City changes and limits his property rights?

The Draft zoning bylaw shows repeated areas of overreach and a misunderstanding of the hmits
of authority that a Municipality has. A careful review of all areas needs to be done to recognize the
limits that the City of Welland has and the bylaws and guiding Policy rewritten to reflect these facts.

For all the reasons mentioned in this letter, I request that you remove all zoning on our property
known as 428 Biggar Road, Welland, ON. I look forward to hearing back from the City of Welland to
discuss the expropriation of value with regards to our property.

Thank you,

Erika Furney



Y,
Grant Munday

From: NSSC Mail <play@niagarasportandsocial.com>

Sent: Monday, June 12, 2017 8:51 AM

To: Grant Munday

Subject: Re: Proposed New Comprehensive Zoning By-law Staff Report

Hi Grant,
This is my fourth attempt to ask you to add more recreation/athletic complex uses in the various zonings.
Currently, you have more allowance for adult massage parlours than places to enjoy athletic activities.

Unless, your considering the massage parlours as athletic.

Kerby Bentley

Niagara Sport & Social Club

(289) 686-PLAY

"Where Games are Played & Friends are Madel"
www.niagarasportandsocial.com

On Jun 5, 2017, at 11:36 AM, Grant Munday <grant.munday@welland.ca> wrote;

Please find attached the staff report on the proposed new Comprehensive Zoning By-law (via email
only). This Report will be considered at the Tuesday, June 6, 2017 Council Meeting which is being held
in Council Chamhers at 7pm. The Appendices can be found at the link noted below.

https://www .welland.ca/Planning/ZoningReview.asp

S Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

BIE

This email may contain confidential and/or privileged informaﬁon for the sole use of the intended
recipient. Any review, disclosure, or distribution by others is strictly prohibited. If you have received this
email in error, please contact the sender immediately and delete all copies.

<P&B-2017-31-New Comprehensive Zoning By-law-Jun6-17.pdf>

1
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Grant Munday
From: Deborah Garofalo <deborah.garcfalo@ymail.com>
Sent: Friday, May 12, 2017 7:44 PM
To: Zoning Review
Subject: Re: Proposed Draft Comprehensive Zoning By-Law

Regarding the Public Open House on May 11, 2017 addressing the Proposed Draft Comprehensive
Zoning By-Law, we would like to formally submit our comments and request.

We own just under an acre of land located at 10 Broadway in Welland South. Our existing Zoning is
Commercial and we want to maintain our existing zoning rights. We would like to request site
specific zoning to allow commercial uses on our property such as a cafe/tea shop, smail restaurant,
personal services or even retail shopping. Current businesses are limited and would disappear once
they close down.

Our property is structured in a way that would provide adequate parking to accommodate any
increase in traffic volumes that our business would generate.

Our property is located adjacent to the Welland Canal Recreational Waterway which is a part of the
Greater Niagara Cycle Route, so any commercial operation here would service the traveling

public. Our existing transportation infrastructure is more than adequate and would include servicing
those traveling by transit, cycling, pedestrian and ali the new vehicie traffic that passes us from the
new subdivisions being built to the West of us.

By having commercial businesses conveniently located at the entrance to Welland South, we would
be providing daily/weekly convenience shopping and/or service needs of nearby residents.

Thank you for your consideration.
Regards,

Frank and Deborah Garofalo

This email has been scanned by the Symantec Email Security.cloud service.
For more information please visit http.//www.symanteccioud.com

B Virus-free. www.avast.com



Grant Munday

From: Brandi Jasmine <info@bjasmine.com>

Sent: Monday, May 15, 2017 3:31 PM

To: Zoning Review

Subject: Attn: Grant Monday Commercial Zoning Changes
Dear Grant,

Thank you again for your help on the call today. | am considering purchasing a small property to start a business in
Welland, and | am looking for a place where | can both work and reside. | have located a property, which is currently
zoned C2, if | recall correctly. | understand that the City is considering changing the zoning laws to aliow for a mixed use
(commercial and residential) on the same floor.

Currently, the zoning only allows for a residence on a second floor.

It's been hard to locate a building like that, and as | have some mobility issues | really want a building/residence all on

one floor.

| just wanted to write in my support of the proposed zoning change. | am iocking forward to hearing the results in June.

Brandi Jasmine

www.bjasmine.com - www.embeadery.com
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Name Woodlawn Prime Property Development

Address Office: 125 Hagar, Street

. City Welland Postal Code  |.3B 5V9
Telephone No. 905 380 5445 Email keith@primewaygroup.com
Would you like to be notified by? oxx Email o Regular Mail

For the Woodlawn Prime property at the SE corner of Browns Road &
Woodlawn Road. Currently zoned RA with draft zoning moving to GEC.

Please add the following uses:

. Gas station/car wash/variety store

. Motor vehicle repair & service Establishment

. Motor Vehicle Dealership

. Place of worship

. Grocery store / supermarket

. Pharmacy

. Pet Food outlet

. Place of Worship
0. Garden Centre

1
2
3
4
5. Retirement home
6
7
8
9
1




11. Health related retail

12. Home & Auto sales & supply Establishment

13. Home Furnishing Establishment
14. Home Improvement Establishment
15. Retail centre

16. Retail Establishment

‘lf you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca
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My 40 acres of vacant land is located 334 Buchner Rd currently zoned

Rural Agricultural, The current zoning permits one single detached dwelling.

Out of 40 acres ONLY a small portion ( 3 acres?) in the south-east corner of
Buchner Rd with 300' feet of sewer was deemed access without passing over
designated wetland by the Niagara Peninsula Conservation Authority. We losta
potential buyer with a proposed commercial use for the property due to the
Authority designating much of Buchner Rd frontage as Provincially significant
Wetland. The Authority would not support any proposes of development or

site alteration in a Provincially Significant Wetland. I oppose the zoning by-law
change to Gateway Economic Centre because it is a real possibility that my

property will be rendered “uscless” due to the large portion deemed wetland by
the PSW for any commercial use . Whereas at the present time under the current zoning a
building permit can be applied for in this small portion of a building envelope leaving the

land with some value whereas under the Gateway Economic zoning the property could become

worthless since no commercial uses would be approved due to PSW. '
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Doug Widdicombe
Sales Representative

Sotheby’s International Realty Canada, Brokerage
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Grant Munday

From: TJ Jacques <redsbuyandsell@gmail.com>
Sent: Wednesday, May 24, 2017 2:.35 PM

To: Grant Munday

Subject: zoning for 15 Broadway

Hello Grant,

I am writing you today about the zoning of my property at 15 Broadway. My property is currently zoned as C3.
I have recently found out that there will be a change in the zoning of my property, the proposed zoning is RL2.
I would like to maintain the C3 zoning for this property as I do run my business from this location and am
expanding.

I have been here since July of 2007 and have been running my business from the store front of my property. I
have an online retail business, 1 use the store front for shipping and receiving, office space, product storage and
more. My business is registered and I have been using the property for the business since moving here.

Please advise once this matter is taken into consideration.

Thank you for your time,

Thomas Jacques



Grant Munday

From: N3SSC Mail <play@niagarasportandsocial.com>

Sent: Wednesday, May 31, 2017 9:52 AM

To: Grant Munday

Subject: Re: New Comprehensive Zoning By-law - Public Information Meeting Presentation
Hi Grant,

Recreation / athletic facilities opportunities should be permitted in Open Space Zoning & Rural Zoning please.

Kerby Bentiey

Niagara Sport & Social Club

(289} 686-PLAY

"Where Games are Played & Friends are Made!"
www.niagarasportandsocial.com

On May 31, 2017, at 8:52 AM, Grant Munday <grant.munday@welland.ca> wrote:

Please find attached the presentation that was given at the May 29" Public Information Meeting. A
number of people had requested copies so we are circulating to all for information purposes.

Sincerely, 5‘%95 F @
MAY 3 1 2017
e — Grant Munday, B.A.A. CITY OF WELLAND
Manager of Development Approvals PLANNING - BUILDING

Planning Division
Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

(=] =

This email may contain confidential and/or privileged information for the sole use of the intended
recipient. Any review, disclosure, or distribution by others is strictly prohibited. If you have received this
email in error, please contact the sender immediately and delete all copies.

<COW-Final Draft Zoning By-law - Public Information Meeting,pdf>




Grant Munday

From: Greg Wuisman <wuisman@talkwireless.ca>
Sent: Monday, May 29, 2017 10:25 AM

To: Grant Munday

Subject: RE: Link to Zoning By-law

May 29, 2017

Grant Munday, B.A.A,

Manager of Development Approvals

Planning Division

Development and Infrastructure Services
Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4

Re. Draft Comprehensive Zoning By-law

I have reviewed the proposed Draft Comprehensive Zoning By-law prepared by staff as it pertains to my lands on
Colbeck Drive.

I am issuing this email in support of this proposed by-faw and trust Council will approve it.

Greg Wuisman
M. 905.328.1962

From: Grant Munday [mailto:grant.munday@welland.ca]
Sent: Thursday, May 25, 2017 10:08 AM

To: ‘wuisman@talkwireless.ca’

Subject: Link to Zoning By-law

https.//www welland.ca/Planning/zoningreview.asp

https://www.welland.ca/planning/zoningreview/DraftZoning2016 Page-F2.pdf

(5] == Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4 .
Phone: (905)735-1700 Ext. 2240 Fax: (205)735-8772
www.welland.ca
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This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender

immediately and delete all copies.



Grant Munday

From: : Patrick Maloney <pmaloney@suflivanmahoney.com>
Sent: Thursday, May 25, 2017 5:28 FM

To: Grant Munday

Cc: gjackson7@cogeco.ca

Subject: City of Welland Draft Zoning By-law

Hi Grant,

As per our earlier telephone discussion, we are the solicitors for Gord and Rose-Mai Jackson, the owners of lands known
municipally as 584 Grassy Brook Drive in the City of Welland.

We have reviewed the City’s draft zoning by-law in relation to this property and wish to provide some comment,

Our client’s lands are zoned Agricultural {A1). In most zones in the draft by-law, an accessory dwelling unit is permitted.
However, such use is not permitted in the Al zone.

In our view, the Al zone should also include an accessory dwelling unit as a permitted use, subject to the requirements
set out in section 5.2 of the by-law.

Practically speaking, most agricultural properties contain single detached dwellings and accessory buildings much like
any residentially zoned property. Moreover, since the size of such dwellings would likely be minimal and within existing
buildings, it would not have any negative impact on the agriculturally viability of a particular farm parcel. It may also
provide housing accommodations to farm workers who work in the area of the subject lands.

We would ask that the City consider adding an accessory dwelling unit as a permitted use in the Agricultural {A1) zone.
If you have any guestions or concerns, please do not hesitate in giving me a call.

Thanks,

Patrick

J. Patrick Maloney

Junior Partner

SULLIVAN MAHONEY LLP

40 Queen Street, P.O. Box 1360

St. Catharines, Ontario L2R 672

Direct Dial: (905) 688-5403
Facsimile: (905) 688-5814

| SULLIVAN MAHONEY..]

B i S

This communication is intended only for the named recipient(s) and is private, confidential and privileged. Any
unauthorized use or disclosure of this communication is prohibited. If you receive this communication in error, please
notify the sender immediately by return mail, by telephone at (905) 688-6655 or by contacting
lawyers@sullivanmahoney.com and immediately deleting the communication from any computer. Thank you.
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Grant Munday

From: Tamara McLeod <mclecd8221@gmail.com>
Sent: Wednesday, May 31, 2017 10:11 AM

To: Grant Munday

Subject: 44 Riverside Dr Welland RL2 zoning request
Good Morning Grant,

Further to our conversation yesterday regarding my personally owned property, I would like to formally request
that this property be zoned as RL2. As indicated it is currently legal non-conforming and the RL2 zoning
would fully "tidy-up" the zoning. From our discussion it seemed that you could support this revision, but
should you require anything further please let me know. I have provided my personal cell phone should you
wish to contact me. Please confirm this notification is sufficient to support my request.

Thanks Grant,

David ' R e -
. H E-ﬁx—u g;,:?ﬁ ﬁ:ﬂvm E K o1 r 3.-

David McLeod

905-380-5534 MAY 31 2017

CITY OF WELLAND
PLANNING - BUILDING




Grant Munday

From: kevin winsborrow <kevin_wins_1@hotmail.com>

Sent: Wednesday, May 31, 2017 10:40 AM

To: Grant Munday

Subject: Re: New Comprehensive Zoning By-law - Public Information Meeting Presentation

Thank you, Grant for the information. | found the presentation and ideas helpful. | think you dealt with the
audience very well. There were a lot of opinions and strong feelings on some aspects of the by-law.

Good day,

Kevin

From: Grant Munday <grant.munday@welland.ca>

Sent: May 31, 2017 8:52 AM

To: Grant Munday

Subject: New Comprehensive Zoning By-law - Public Information Meeting Presentation

Please find attached the presentation that was given at the May 29 Public Information Meeting. A number of
people had requested copies so we are circulating to all for information purposes.

Sincerely,

£l —— Grant Munday, B.A A,

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772
www.welland.ca

City of Welland: City of Welland: Home
Home

www welland.ca
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April 25, 2016

Michael Horsley,

RECEIVED

Planning Technician I, APR 2 6 2016

Integrated Services - Planning Division
Corporation of the City of Welland
60 East Main Street, Welland, ON L3B 3X4

Integrated Services

Michael:

Further to our discussion at the open house the other night regarding the new proposed Zoning By-law it
is my understanding that our semi-underground waste and recycling containers will still be considered a
structure as per your letter to me of February 29, 2016.

in review of the new proposed Zoning By-law | would like to request the following changes.

1.

That a new definition be added

Deep Collection Waste Disposal Container Means a vertical structure for waste, recycling and
organic containment that has at least 50% of the volume of the container below grade level and
that during the emptying of the container a minimum of 0.9m continuous barrier above grade level
stay permanently in place as a safety barrier.

That the following be added to 5.14 Garbage and Refuse Storage and Enclosures

f) Notwithstanding Subsection b} garbage or refuse produced by a principal permitted use may be
stored outside of a main building or accessory building or structure in any Zone, provided the
waste is contained within a deep collection waste disposal system, comprised of a sealed
container located primarily below grade, on the same ot the use is intended to serve and complies
with the following:

i) Deep collection waste disposal container(s) shall be permitted in any yard,;

i) Deep collection waste disposal container(s) shall be located no closer than 0.30 m from a lot
line;

i) Deep collection waste disposal container(s) shall be located no closer than 0.30 m from a
building or parking area.

| note that | am proposing a minimum setback of 300 mm from any property line instead of only
allowing them in a rear and side yard only. Deep collection waste disposal systems because of

Molok North America Ltd. PO Box 693, Mount Forest ON NOG 2L0 ® 519-323-9909
' www.molokna.com




there round shape and low height and not requiring a enclosure become a proactive CPTED tool,
(Crime Prevention Through Environmental Design) as no one can hide behind them. They are
referred to as activity generator, meaning that having them in plain sight, like a front yard or court
yard, allows all residents/users of the complex, and or development, to see who is using the
system and it is not being abused by someone trying to dump off their used tires, mattresses,
televisions and other large objects. By restricting the location to only rear yards and side yards
you may be causing a situation where these disposal systems are not visible. This disposal
system, unlike other systems, is also very aesthetically pleasing and as such has been placed in
front yards and courtyards as shown on the pictures below. By only requiring a minimum
setback of 300 it allows site development proposals to optimize every available square metre of
the site. | am proposing this change based on the pictures below, the numerous locations
throughout the world where these containers are located in a front yard and or an interior
courtyard, along with my years of experience, knowledge and approval of locating these
containers as the Supervisor of Site Development with the City of Kitchener.

Molok North America Ltd. PO Box 693, Mount Forest ON NOG 2L0 ©® 519-323-9909
www.molokna.com



These pictures are of a sitting area in the middle of a courtyard at a multi residential project, with
the waste and recycling units immediately adjacent. This picture illustrates that there is virtually
no odours being emitted from these containers. These containers, because of there location,
also become a proactive CPTED tool.

As these pictures indicate Deep Collection Waste Disposal Containers can be safely located on
traffic islands and as such make good use of them from the perspective of saving space on a site.

Molok North America Ltd. PO Box 693, Mount Forest ON NOG 21.0 © 519-323-9909
www.molokna.com



As these pictures indicate Deep Collection Waste Disposal Containers can be safely iocated on
traffic islands and as such make good use of them from the perspective of saving space on a site.
| ocating these units adjacent to a fire route makes for easy manoeuvring for the garbage truck

on site and in turn makes for easy collection.

These pictures show Deep Collection Waste Disposal Containers can be located immediately
adjacent to a property line. By locating these containers this close to the property line it

maximizes the potential development of the site, provides a greater ROI, all without disturbing
the adjoining property.

Molok North America Lid. PO Box 693, Mount Forest ON NOG 200 @ 519-323-9909
www.molokna.com



Milton

v) Notwithstanding Subsection i) and iii) waste produced by a
principal permitted use may be stored outside of a main building or
accessory building / structure in any non-residential Zone , provided
the waste is contained within a deep collection waste disposai
system, comprised of a sealed container with a lockable [id located
primarily below grade , on the same lot the use is intended to serve
and complies with the following:

a) Deep collection waste disposal container(s) shall be permitted in
any yard with the exception of a front yard and exterior side yard,;

b) Deep collection waste disposal container(s) shall be located no
closer than 1.5 m from a rear or interior side lot line ;

c) Notwithstanding the above, deep collection waste disposal
containers located in a rear or interior side yard abutting a
Residential Use or Zone shall be setback a minimum 3.0m from the
mutual iot line ;

d) Deep collection waste disposal container(s) shall be located no
closer than 0.30 m from a building or parking area ; and,

Welland

5.14 Garbage and Refuse Storage and Enclosures

a) An enclosure for the outside storage of domestic waste containers
accessory to Single Detached Dwellings, Two-Unit Dwellings,
converted dwellings, Multiple Dwellings or residential structures
containing less than four (4) dwelling units shall not be required,

~ unless otherwise specified.

" b) For all other uses other than those specified in clause 5.13 a), no

. person shall store garbage or refuse on any lot except within the main

building on the lot or within a wholly enclosed accessory building or

structure or enclosed waste management container on such lot,
or in an enclosure in the exterior side yard or rear yard of such lot.
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Professional Planning Services Inc N 313 Elmwood Avenue

T N i~ P.0. Box 208
RECEIVED Fort e ON
LOS 1B0O
APR 2 8 201
April 26, 2016
Integrated Services
City of Welland
60 East Main Street
Welland ON
L3B 3X4

ATTENTION: Mr. Grant Munday, Planning Supervisor

Re: City of Welland Zoning Review
Dear Mr. Munday:

] have been retained by Mr, Aamir Soomro to submit some comments regarding the
City of Welland Draft Zoning By-law. Mr. Soomro has an interest in developing the
property at 699 Niagara Street. That property is proposed to be zoned Residential
High Density (RH) in the Clty’ s Draft Zonlng By law Mr. Soomro is in favour of the
proposed zonmg

A prellmlnary site plan has been prepared WhICh meets all of the requlrements of
the Residential High Den51ty (RH) Zone except for the front yard setback and the
parking requirement.

] have considered the other properties in the City that are proposed to be zoned
Residential High Density (RH) and note some common elements.

Many of the properties front onto an arterial or major collector roadways or are
within convenient access to those roadways. The City of Welland has an established
and efficient transit system and is connected to the Regional Transit System. Almost
all of the transit routes are along arterial or major collector roadways. Young
couples; single individuals, the elderly and students generally occupy high-rise
apartments. Many of those individuals may not own their own vehicle but rely on
public transit or other modes of transportation other than a private vehicle. In rare
instances luxury apartments that have exposure to a major water feature or natural
area cater to couples that both work and have a significant amount of disposal
income. In those instances the developer to accommodate the greater demand for
parking spaces and as a selling feature for the development generally provides g
greater amount of parking. Luxury apartments should not set the parking standard
for apartment buildings. It is our request that the parking requlrement for e
apartments in the RH Zone be set at one space per unit.
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— | am asking the city to include in the new Zoning By-Law, the agreed to and T
| negotiated 30 metre setback as per the October 1991 OPA#77 Amendment. This
would keep and protect the existing Carolinian Forest mature trees at our rear lot
lines on Gadsby and serve as an existing buffer to any future development.

I've lived at this location for 36 years and the neighbours and | enjoy refative
guiet in this sub division as the present forest blocks the ever-increasing traffic- ]
—  hoise on Niagara St. In addition to the loss of the present wildlife habitat, loss of —
| privacy, it would pain me greatly to see 8 storey buildings and Nlagara St. traffic
from my back yard with no trees to act as a buffer.

I've attached a picture of my back yard {my property line ends just past the white
tub).




 know in 10 years it may look quite different but hopefully with trees.
Best Regards,

I b Y

—_John Sojda i} | _ L

If you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca

www.welland.ca/Development/ZoningReview.asp
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If you would like more information on the project please contact Grant Munday, Manager of
Development Approvals, 905-735-1700, Extension2240 or email zoningreview@welland.ca

www.welland.ca/Development/ZoningReview.asp
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131 Dieppe Road, Unit #2
St. Catharines, ON

L2M 6R7 S :
905-682-8934 Integ f’ated Services

Aprif 28th, 2016

Mr. Grant Munday
Planning Supervisor
City of Weiland

zoningreview@welland.ca
Re: 62 Elgin St. E

Dear Mr. Munday

We are currently in the process of designing and budgeting for the further development of 62
'Elgin St. East, for the owner Fig Property Services.

Under the current Zoning By-law Review we would hope to see the zoning of the subject property
classified as the Proposed “RM” Zoning.

The neighbouring property of the same size is proposed RM, along with others in the area.

We have attached some additional notes and maps along with the Zoning By-Law Review

Comments sheet.

Best regards,

Shawn P. Ryan
Project Manager

spryan@konsept.ca
Cell: 905-651-6475
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Elgin Zoning

FIG Property Services —Z'N U\Z\Q TN g\l Q\
Address: 62 Eigin St. E ARl D o

In the process of iayout and construction budgeting.
Needs assurances of zoning, RM = submit for severance with side lot minor variance.

Client development wishes:

Spfit lot in haif - ie 50X100 approx.

1) improve existing building (duplex type building with 1 ancillatory unit) possible addition of 4 unit as there is lots of parking on this parcel
2) new build of multi-residential

540 sq M min lot area is prohibitive under RL2, as new lots would be approximately 465 sq M

Preferred zoning RM = consistent with neighbouring properties and allows for this development.

Yields to modern looking multi-family buildings

Option 2

Sever lot, 60" frontage X 40' frontage

1st lot would then meet 540sq M minimum for mufti-unit

- Development would be to carve up and add on to existing 1950's building

- Not efficient from a build standpoint

- Look is not preferred by developer or by the neighbourhood

2™ Lot 40 X 100
2™ sandwiched lot is a small fot in between to multi-dwellings —~ not a better solution from a planning or development solution

Option 2 Yields a not so consistent look, not the best use of land and continues the “choppy” use of 1and in the neighbourhood

If we just make it RM now, we only have to deal with a simple severance later.

Page 1



City of Welland ! Zoning By-law

Table 7.3.1: Regulations Applying to Residential Zones

. Coumnt . Col2°  Col.3 “Col4 - Col5 .. Col§ - Cd7 .Col&  Col9 - Colft
R - ST Lot -~ Front Sid_e:Yard'_ - Side Yard R'ear_: Bui_t&_ihg-: et o
Zone/Uses | L(():n?;f a Frontage = Yard Interior < Exterior  Yard  Height  Coverage :i::s(cr:f:;‘
TR : : - {min) - .(_min.-) o f{min) - (min) - (min) o (max) {max.) - S -
a) * Single Detached 5400m2  120m gg rrz (?) 45m 4.5m 75m 11.0 m(3) NA NA
by Two-Unit Dweling NA 15.0m gg 'r’n“ (ﬁ‘) 1.2m 45m  75m  10m@3  NA NA
g ° Group Home 540.0 mz 15.0m gg rT](?) 1.2m 45m 75m 11.0 m(3) 40% 20%
RL2
g °SingeDetached  3600m2  90m gg i (ﬁ‘) 12m  40m  70m  110m@3  NA NA
. . 45mé& ;
e) ° Two Unit Dwelling NA 12.0m 6.0m(1) 12m&Qdm 40m 70m 11.0 m(3) NA NA
e Street Townhouse 60M  45ma
f) with garage facing NA ] 6-0 (1) 12m&0m?2  40m 7.0m 11.0 m(3) 40% NA
front lot line funit '
g © StreetTownhouses NA 50m  30m 12m&0m2 30m  7.0m M.0m@)  40% NA

with garage access

1
0Om between common walis

March 2016 : Section 7: Residential Zones | Page 7-122



City of Welland E Zoning By-law

Columnt ' ' Col2 Qq]_.-S . Col.4 - Col5 . Colf Gl 7 “Col.8 -~ Col: 9 ".COI--‘11 :
SEC NI ATES SR Lot Area Lot F.r‘-’-";‘t " Side Yard Slde Yard | Rggr_' | -:-'_Burldmg L t' Lan dscape d
oo ZonefUses - (min) Frontage Yard: __In_terlor_ _ Extenor o Yard - Helght : Cmrerage Area (min)
Rlz. 0 (mmn) o (min) o min) o (min)  max)  (max)
e tomime _ L e b o _
) ) ) 45mé& 0 0
h) ® Multiple Dwelling 540.0 m 18.0m 6.0m(1) 3.0m 4.0m 7.5m 11.0m(3) 40% 20%
45mé& 0
iy * Group Home 540.0 m2 15.0m 1.2m 20m 75m 11.0 m(3) 40% 20%
) 6.0 m{1)
RM
. *® Street Townhouse 162.0 45mé& )
i) unit m2funit 55m 6.0 m(1) 1.2m&0m 40m 7.5m 11.0 m(3) NA NA
45mé& 3.0 m(G) & . .
K * Block Townhouse NA 30.0m 40m 7.5m 11.0 m(3) 40% 20%
8.0 m(1) 0m(2)
) e Apartment 780.0m2  450m Om 4.5m 40m 7.5m 14.0 m 40% 20%
e Boarding and
Lodging ) 45mé& o o
m Group Home 540m 15.0 m 6.0m(1) 45m 4.0m 75m 11.0 m(3) 40% 20%
» Day Care Centre
30m&
n) * Multiple Dwelling NA 15.0m 45m 2 40m 75m 11.0 m(3) 40% 20%
Om(2
30mé&
o) ¢ Retirement Home NA 15.0m 45m 2) 6.0m 7.5m 14.0 m{4) 40% 20%
0m(2

March 2016 Section 7: Residential Zones | Page 7-123



City of Welland i Zoning By-law

Colmn1 . . Col2 . Col.3 ' Col4 ~ Col5 - Col.B ~ Col7  ~Col8  Cok9 . Coli1.
L . Lot Front SideYard SideYard  Rear  Building ot - . .
- ZonelUses L‘(’:n?l:;’a _ Frontage -~ Yard  Interior  Exterior  Yard = Height ~ Coverage ;izg"’(";f:‘)"
T | o ~fmin) o (min) o (min) - (min)  (min) ‘_'j(max._) Coomax) TR
p) * Apartment Dwelling 1000.0m2  400m 30m 30m 35m 70m 32.0 m(S)' 50% 15%
« Boarding and 45m&
q  Lodging 540.0m2  100m 6.0 m1) 30m 3.5m 70m 14.0 m{4) 50% 15%
» Group Home '
N Day Care Centre NA 100 m 45m 3.0m 35m 70m 14.0 m{4) 50% 15%
(1} 6.0 m to garage.
(2) No interior side yards are required where the lot line is the dividing line between attached units.
(3) 3 storeys.
(4) 4 storeys.
(5) 8 storeys
(6) Separation between townhouse blocks

March 2016 Section 7: Residential Zones | Page 7-124
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Grant Munday

From: Dave Farégo <dfarago@hypertronix.com>

Sent: Thursday, April 7, 2016 1:37 PM

To: Grant Munday

Subject: Re: City of Welland Draft Comprehensive Zoning By-law & Notice Public Open House
Hi Grant,

Thank you for sending me an update,

[ have read through the proposed zoning bylaw, and noticed that most current R1 zoned areas are proposed to
become RL1. Under R1 the side yard setback for single family residences is currently 1.5 metres. The proposed
bylaw stipulates a 4.5 metre setback for single family units and 1.2 m for two dwelling units. As proposed the
4.5 m setback would render most homes in our neighbourhood ( veterans area - Montgomery Road) as legal
non-conforming. Is the 3x greater setback intentional, or an error? Although our lot is ~24 m wide, the
proposed bylaw says that a lot with the minimum frontage of 12m would require a total side yard of 9 m, which
means the widest dwelling that could be built on a 12 m wide lot would need to be no wider than 3 m.

In our case we are hoping to build a new garage to replace an old carport. This would work fine with a 1.5m
setback, but not with 4.5m. Also the other end of the house which has a setback of about 2.5 m, would become
non-conforming, so would we be unable to replace the current roofline with a steeper pitched roof at that end of
the house to accommodate second floor bedrooms?

Also, as currently proposed, we would need to have two dwelling units on our property in order to have 1.2 m
side yards. Does this mean that we would be required to build an accessory dwelling unit in order to build a
garage?

I am concerned that the proposed 4.5 metre setback would have a significant adverse effect on property values
not only in our subdivision, but for Welland as a whole, given the significant number of areas that are being
proposed for RL1 zoning.

Thanks for your help on any clarification you can provide on this.
Best regards,

Dave Farago
67 Montgomery Road

On Apr 6, 2016, at 10:11 AM, Grant Munday <grant.munday(@welland.ca> wrote:

The City of Welland has developed a draft single new Comprehensive Zoning By-law
with the goal of creating a single and progressive regulatory document which
appropriately implements Provincial, Regional and Local policies.

A Public Open House will be held on April 21, 2016 between 6pm and 9pm in the
Council Chambers, Welland City Hail, 2nd Floor, 60 East Main Street, Welland,
Ontario. We need your input! Comments are due by April 29, 2016.




The draft document is available for public review and comment. The text and link to the
mapping can be found at the following links.
Draft Comprehensive Zoning By-law
The proposed zone mapping can be viewed on our interactive G.1.5. Map
Paper copies are also available for viewing at Welland City Hall, Planning and Building
Division, 2nd Floor, 80 East Main Street, Welland, Ontario.
A zoning by-law controls the use of land in your community. It states exactly:

« how land may be used,

« where buildings and other structures can be located,

« the types of buildings that are permitted and how they may be used,

» the lot sizes and dimensions, parking requirements, building heights and

setbacks from the street,

Public and other stakeholder participation is key to the success of this project. If
you would like more information on the project or if you want to be added to our
email or mail contact list please contact zoningreview@welland.ca or
visithttp://iwww . welland.ca/Development/ZoningReview.asp
City of Welland Staff have put together a Zoning By-law Review Information Pamphletto
provide more information and answer frequently asked gquestions about this project.

Grant Munday

Planning Supervisor

Integrated Services

Planning and Building Division

Corporation of the City of Welland

60 East Main Street, Welland, ON L3B 3X4
Tel: 905-735-1700, Ext. 2240

Fax: 905-735-8772

www.welland.ca

<image00L.jpg> <image002.jpg>
<image003.jpg>

This email may contain confidential andfor privileged information for the sole use of the intended

recipient. Any review, disclosure, or distribution by others is strictly prohibited. If you have received this
email in error, please contact the sender immediately and delete all copies.

<Notice of Public Open House-April 21, 2016.pdf>
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Grant Munday

From: Jack Bernardi <jbernardi3@cogeco.ca>

Sent: Wednesday, April 26, 2017 7:35 AM

To: Grant Munday

Cc: jbernardi3@cogeco.ca

Subject: Re: City of Welland Draft Comprehensive Zoning By-law & Notice Public Open House
Hello Grant,

Thank you for this notice and the links.

I’'m in the process of reviewing the Draft Zoning By-law; however, I have one quick suggestion which in my opinion goes a
long way in assisting, not only staff’s administration of the By-law but also the public’s reading of the By-law.

I would respectively suggest that all defined words and phrases be identified in “italics” throughout the By-law. In my
experiences over the years it is amazing how many words you can forget are defined. . I )
SOEIVED

APR 2 6 2017

CITY OF WELLAND
PLANNING - BUILDING

&

Regards, Jack

On Apr 21, 2017, at 1:25 PM, Grant Munday <grant. munday(@welland.ca> wrofe:

The City of Welland has developed a draft single new Comprehensive Zoning By-law
with the goal of creating a single and progressive regulatory document which
appropriately implements Provincial, Regional and Local policies.
A Public Open House will be held on May 11, 2017 between 6pm and 9pm in the
Council Chambers, Welland City Hall, 2nd Floor, 60 East Main Street, Welland,
Ontario. We need your input! Comments are due by May 12, 2017. The final Public
Information Meeting and Statutory Public Meeting will be held in June 2017,
further notice with the exact dates, times and location and in accordance with the
Planning Act will be sent out in early May 2017.
The draft final document is available for public review and comment. The text and link to
the mapping can be found at the following links.
Draft Comprehensive Zoning By-law
Schedule A: Zone Maps ¢an be viewed on our interactive G.1.S. Map
Schedule B: Special Exceptions can be view here
Paper copies are also available for viewing at Welland City Hall, Planning and Building
Division, 2nd Floor, 60 East Main Street, Welland, Ontario.
A zoning by-law controls the use of land in your community. it states exactly:

¢ how land may be used,

» where buildings and other structures can be located,

» the types of buildings that are permitted and how they may be used,

« the lot sizes and dimensions, parking requirements, building heights and

setbacks from the street.

Public and other stakeholder participation is key to the success of this project. If
you would like more information on the project or if you want to be added to our
email or mail contact list please contact zoningreview@welland.ca or
visit https://www.welland.ca/Planning/zoningreview.asp

& e ® @




Grant Munday

From: Domenice lannetti <domenico.iannetti@hotmail.com>
Sent: Monday, May 1, 2017 9:55 AM

To: Grant Munday

Subject: Zoning Bylaw

Hi Grant,

| am writing to let you know | am in support of the new zoning bylaw RL1 zoning.

Domenico lannetti

MAY 0 1 2017
CITY OF wWini LoD

PLANNING - BUILDING
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Grant Munday

From: Deborah Garofalo <deborah.garcfalo@ymail.com>
Sent: Friday, May 12, 2017 7:44 PM

To: Zoning Review

Subject: Re: Proposed Draft Comprehensive Zoning By-Law

Regarding the Public Open House on May 11, 2017 addressing the Proposed Draft Comprehensive
Zoning By-Law, we would like to formally submit our comments and request.

We own just under an acre of land located at 10 Broadway in Welland South. Our existing Zoning is
Commercial and we want to maintain our existing zoning rights. We would like to request site
specific zoning to allow commercial uses on our property such as a cafeftea shop, small restaurant,
personal services or even retail shopping. Current businesses are limited and would disappear once
they close down.

Our property is structured in a way that would provide adequate parking to accommodate any
increase in traffic volumes that our business would generate.

Our praperty is located adjacent to the Welland Canal Recreational Waterway which is a part of the
Greater Niagara Cycle Route, so any commercial operation here would service the traveling

public. Our existing transportation infrastructure is more than adequate and would include servicing
those traveling by transit, cycling, pedestrian and all the new venhicle traffic that passes us from the
new subdivisions being built to the West of us.

By having commercial businesses conveniently located at the entrance to Welland South, we would
be providing daily/weekly convenience shopping and/or service needs of nearby residents.

Thank you for your consideration.
Regards,

Frank and Deborah Garofalo

This email has been scanned by the Symantec Email Security.cloud service.
For more information please visit http://www.symanteccloud.com
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Grant Munday

From: Jennifer Vida <JVida@ucc.com>

Sent: Monday, June 5, 2017 2:43 PM

To: Grant Munday

Cc: Vince Policella ; Martin Heikoop; Jennifer Vida

Subject: RE: Proposed New Comprehensive Zoning By-law Staff Report
Attachments: uGgr.pdf; policella south pelham, pdf

Hi Grant, | am curious as to why the subject property at 529 South Pelham Road is proposed to be zoned RH according
to the proposed mapping for the new Comprehensive Zoning By-law. This property is the subject of an Ontario
Municipal Board order (PL120763) permitting the property to be developed for a three storey, 35 unit apartment
building. The owner wishes that the site specific provisions that were approved through the OMB order be carried
forward in the new Comprehensive Zoning By-law that the City is bringing forward.

Let me know if this request can be accommodated. Thank you.
Sincerely,

Jennifer

From Grant Munday [mallto grant munday@welland cal

Sent: June-05-17 11:36 AM

To: Grant Munday

Subject: Proposed New Comprehensive Zoning By-law Staff Report

Please find attached the staff report on the proposed new Comprehensive Zoning By-law {via email only). This Report
will be considered at the Tuesday, June 6, 2017 Council Meeting which is being held in Council Chambers at 7pm. The

Appendices can be found at the link noted below.

https://www.welland.ca/Planning/ZoningReview.asp

s Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735- 8772
www.welland.ca

(I

This email may contain confidential andfor priviteged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.



City of Welland - Welland Maps print layout

http://gis.welland.ca/wims/printLayout.asp?state=layers%3D0%2C1%2C2%2C3%2C4%...

Map Created; 06/05/2017 2:27:30 PM
Created By: nct logged in

[1]
73

pu wey|ad UInog

Mo -abphy 158204

1 2Bp1y 158104

Copyright ® 2017 The Corparation of the City of Walland and it's Suppliers. 2008 Colour Aerial [mags Copyright © 2067 - The Regional Municipality of
Niagara and it's Suppliers.

The information contained in this map may rep! t unintended errors or distorllons of fact and the Gily of Welland {the Gity} makes ao representations or warranties, express or
implied, as to the accuracy or completeness of the data and all information should be verfied independently. No part of these drawings, or information, or hard copies made from
ther may be reproduced andfor dislributed without weitien permission from the Information Senvcaes division of the City. Deplctions of features, including propedyfines and
infrastructure are provided for schemalic purposes for reference anly, and do nol represent "as-bult” conditions.

Page 1 of 2

05/06/2017




City of Welland - Welland Maps print layout Page 2 of 2

http://gis.welland.ca/wims/printLayout.asp?state=layers%3D0%2C1%2C2%2C3%2C4%... 05/06/2017



ISSUE DATE: . )

February 25, 2013
PL120763

|
14

‘Ontario
Ontario Municipal Board
Commission des affaires municipales de I'Ontario

IN THE MATTER OF subsection 17(24) of the Pfanning Act, R.8.0. 1990, c. P.13, as
amended

Appeliant: ) Stephen Monardo

Subject: Proposed Official Plan Amendment No. #1
Municipality: City of Welland

OMB Case No.: PL120763

OMB File No.: PL120763

IN THE MATTER OF subsection 34(19) of the Planning Act, R.S.0. 1990, c. P.13, as
amended

Appellant: - Stephen Monardo
Subject: By-law No. 2012-63°
Municipality: City of Welland .
OMB Case No.: ‘ PL120763
OMB File No.: - PL120764
APPEARANCES:
Parties Counsel
Stephen Monardo J. Crossingham
Vinmar Development Ltd. C. Shedden
City 6f We]land. T. Hanrahan

DECISION DELIVERED BY BLAIR S. TAYLOR AND ORDER OF THE BOARD

INTRODUCTION

[1] Stephen Monardo (hereinafter the “Appellant”) owns 122 Forest Ridge Court.
Through his counsel, he appealed the approval of an Official Plan Amendment and
Zoning By-law Amendment by the City of Welland (hereinafter the "City”) to enable
Vinmar Development Ltd. (hereinafter the “Applicant”) to build a three storey, 35 unit
apartment buiiding on an assembled parcel of iand now known miunicipally as 529
South Pelham Road (hereinafter the “Subject Lands”.)



Ty PL120763
THE SUBJECT LANDS

[2] The Subject Lands are an “L” shaped parcel of land, having frontage of 56.78 m
on South Pelham Road (a regional road), a depth of 70.44 m and an area of 4816
square meters. The Subject Lands are currently vacant, designated as Low Density in _
the City of Welland Official Plan and zoned Second Density Residential and Rural
Agricultural. Full municipal services are available to the property line,

THE PROPOSAL

- [3] The Applicant had applied for approval to build a three storey, 35 unit apartment
building on the Subject Lands with a density of 73 units per net hectare and therefore
required an amendment to the Official Plan for a High Density Residential designation,
and a site specific rezoning under the Residential Multiple 4 (RM4) zone with specific
relief for a front yard setback of 6.0 m instead of 9.0 m, a rear yard setback of 7.5 m
instead of the required 9.0 m, a side yard setback of 3.0 m instead of 4.5m and parking
of 44 spaces instead of 54.

THE APPEAL

[4] The Appellant owns property on Forest Ridge Court, which is in a new low
density residential subdivision located to the south and west of the Subject Lands. The
Appellant’s property is interior to the neighbourhood, and does not abut the Subjedt ,
Lands, but is in the general viginity of the Subject Lands.

5] The grounds of appeal by the Appellant were as follows:
_a. The Official Plan did not identify the Subject Lands for intensification.

b. The Subject Lands fail to meet the Official Plan criteria for High Density
and intensification, as it is not serviced by adequate public transit, nor is it
located in proximity to commercial services.

¢. The amendments to the Zoning By-Law did not conform to the Official
Plan and did not represent good planning as:

i. The Subject Lands have inadequate parking and inadequate public
transit
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i. The‘re was no transition from the Low Density lands that surround
the site to the High Density proposed

iii. The setbacks were reduced instead of increased
iv. The use was not compatible with the surrounding uses.

d. The proposal was not intelligent intensification but intensification for
intensification’s sake.

THE NEIGHBOURHOOD

[6] The Subject Lands are located on the west side of South Pelham Road, a
regional road.

(7] To the north is a large storm water management pond owned by the City.
Further north is an existing residential area of single detached and semi-detached units
and further north about 500 m from the Subject Lands is a shopping plaza with a
grocery store, and other small plaza retail and service commercial stores and offices.

(81 To the east are a large City park, and the Draper Creek. Within the park are
municipal recreational facilities, including a swimming pool.

[9]1  To the south are three existing residential dwellings, (none of whom appeared at
the hearing) and further south is a large woodland that is a Provincially Significant
Wetland.

[10] To the west directly abutting on the Subject Lands are six large vacant lots for
single detached homes that are part of the new subdivision and have frontage onto
Forest Ridge Court. The lots are approximately 45 m deep. (The Appellant does not
own one of the six abutting lots, but rather a lot further south on Forest Ridge Court.)
Further west is an existing single detached residential area.

BACKGROUND AND CONTEXT

[11]  In the development process for the adjacent plan of subdivision including Forest
Ridge Court, it had originally been proposed that the above referenced six lots abutting



4.  PL120763

the Subject Lands would have had a greater lot depths and would have extended to the
~ original property fimit of 529 South Pelham Road.

[12] However during the processing of the draft subdivision comments were received
from the Development Services Department of the Region of Niagara lndlcatlng the
- following:

The proposed housing type for the pian of subdivision is limited to single detached
dwellings on similar sized lots. This is not an efficient use of urban serviced land.
Further the single form of housing and a low density does nof' meet Provincial and
Regional policies for the provision of a range of housing type and densities.
Provincial and Regional policies set a 40% intensification target for the City and
suppart the efficient use of lands in the urban area, Therefore, the development
potential of this property should be maximized to help the City meet intensification
targets and ensure the most efficient use of urban serviced land and infrastructure.
The draft plan of subdivision could include a range-of housing types at higher
densities. For instance, lots 1 to 6 have a significant depth and could be combined
into a block, quite. possibly with an internal private street, for higher density housing.
Alternatively. consideration should be given to potential for lots 1 to 6 to be merged
with the lots to the east (along South Pelham Road) for a future higher density
development. The draft plan of subdivision should be revised to include a range of
housing types and higher densities as such intensification will assnst the City in
realizing its growth potential.
(emphasis added)

[13] Subsequently the depth of the six lots abutting the Subject Lands was red-lined
and a new Block 30 was created.

[14] Block 30 was then assembled with the original 529 South Pelham Road to create
the Subject Lands, and it is the Subject Lands that the Applicant seeks to have re-
designated and re-zoned.

DEVELOPMENT DETAIL

[15] During the course of the hearing the Board received evidence with regard to the
development detail for the Subject Lands. First the Board heard that during the pre-
consultation meetings, the Region had indicated since the Subject Lands were fronting
onto an existing regional road, that the driveway location for the development would
have to be aligned with the driveway access on the east side of South Pelham Road .
leading to the Maple Park. This requirement located the driveway at the southerly end
of the Subject Lands on the site plan.
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[16] The proposed apartment building is then designed to have its “front” elevation
facing south, its “rear” elevation toward to the storm water facility, and its easterly
elevation “fronting” onto South Petham Road. This would result in an actual front yard
setback of 6.0 m, a northerly side yard setback of 3.0 m and a rear yard setback of
7.5m.

[17] The parking would be provided in two portions: first at the southerly portion of

‘the property near the driveway access, and secondly at the rear of the property and into
the tail of the “L” shape. Noteworthy is the double row of parking by the driveway and
the single row of parking in the tail of the "L",

[18]  The original concept plan developed for the proposal had the required 54 parking
spaces with a double row of parking in the tail of the “L”, but with reduced setbacks to
the existing dwellings to the south and to the six vacant fots to the west. | ‘

[19] The revised concept plan has a 5.88 m setback to rear yards of the existing
dwellings and 4.22 m to the six vacant lots.

THE HEARING

[20] The Board heard evidence from four qualified land use planners and three
members of the public. The Appellant called Gregory Hynde, a senior associate
planner with the Quartek Group Inc. in support of the appeal. The Applicant called
Jennifer Vida from Upper Canada Consultants, and the City called Sue Mabes,
Planning Supervisor with the City, and Lindsay Earl Planner with the Regional
Municipality of Niagara. Ms. Vida, Ms. Mabee and Ms. Earl all supported the decision of
the City of Welland to approve the Official plan Amendment and the Zoning By-Law
Amendment.

[21] The three l'ay witnesses all lived in the general neighbourhood but none had
abutting lands, although all were opposed to the development principally concerned with
traffic and compatibility.

THE EVIDENCE

[22] Itwas Mr. Hynde's evidence that the Official Plan Amendment (hereinafter the
“OPA”) did not meet all of the Provincial policies for the redevelopment of land as there
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was no analysis of how the proposal took into account the existing building stock and
surrounding neighbourhood context. While he noted that the Provincial Policy
Statement (hereinafter the “PPS”) encouraged redevelopment with increased density,
he stated that it must be done in the appropriate focation with consideration to the
surrounding context. Also the Subject Lands were not one of the areas identified and
designated for intensification in the new Official Plan that had just been brought into
force and effect in 2011. That Official Ptan he said designated specific areas or sites for
intensification and this structuring of the Official Plan was in conformity with Provincial
policy. But as the Subject Lands were not identified for intensification, the OPA sought
in this hearing was not consistent with Provingial policy.

[23] With regard to the Growth Plan Mr. Hynde opined that the Growth Plan expects a
significant portion of new growth to occur in the built-up areas of communities through
intensification but the intensification is expected to be focused in identified
intensification areas that are complete, compact, and transit- supportive.

[24]  Mr. Hynde then took the Board to the Official Plan policies of the City of Welland.

[25] In particular he places significant emphasis on s. 3.4.4.1 C entitled
“Intensification Strategy”. The Board will quote the entire section below as it was a
critical components of the hearing.

3.441C Intenéification Strategy

Intensification of residential and employment areas will be encouraged since it offers
opportunities for economic development; is a viable approach to reducing the
amount of Greenfield land needed for growth; takes advantage of already serviced
but underutilized land; and helps to improve the vibrancy and aesthetics of
Welland’s existing areas. Intensification is encourage throughout the Built Up Area,
however, the strategic location for intensification projects should generally be within
the Downtown, on brownfield sites, along the Welland Recreational Waterway and
along key transit corridors within the City as these areas are considerad to be the
most appropriate locations for intensification. Refer to Schedule A which identifies
Welland’s strategic intensification areas and the Built Up Area.

[26] M. Hynde read s. 3.4.4.1 C on a “directional” basis: thus while intensification is
generally encouraged throughout the Built Up Area, the section directs intensification
projects to intensification areas that are shown on Schedule A.
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[27] This approach he submits is borne out in s. 3.4.4.1 E which addresses the topic
of Achieving the Intensification Target. That section provides the following:
- The City’s strategy for achieving its intensification target includes the following:

i Designating lands with intensification potential in this Plan as Medium or High
Density Residential, or as mixed-use through an Area Specific Policy;

i Providing land use compatibility Policies in this Plan to ensure that
intensification occurs in an appropriate manner,;

iii ~ Providing Policies in this Plan which allow for appropriate infilling throughout the
Buiit-Up Area. '

[28] Mr. Hynde points out that the Subject Lands are designated as Buiit Up Area in
Schedule A, whereas the intensification Areas are specifically identified as'such.
Underlying those Intensification Area designations on Schedule A are Medium and High
Density Residential designations found on Schedule C, whereas the Subject Lands are
noted as being a Low Density designation on Schedule C.

[29] He noted that s. 4.2.3.7 states that High Density Residential Development should
be located along existing or planned future transit corridors, within Downtown, on
brownfield sites, or along the Welland Recreational Waterway and the Welland River,
none of which applied to the Subject Lands.

[30] He then noted that s. 4.2.3.6 specifically deals with infi[l and intensification. It
provides a list of criteria to be satisfied as follows:

4236

Infilling and intensification is encouraged throughout the City’s existing built up
residential areas. Intensification in residential areas should address
(notwithstanding the requirements for a severance, site plan or plan of subdivision):
i Land use and neighbourhood character and compatibility

ii Lot pattern and configuration

jii Accessibility

iv Parking requirements

v Potential for additional traffic and traffic manoeuvra bility
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vi The potential for transit ridership

vii | Natural (including natural hazards) and built heritage conservation/protection
vili The available capacity of municipal infrastructure; and

ix Residential intensification targets identified in this Plan

[31] It was Mr. Hynde’s opinion that the application was deficient in several critical
areas of this policy directive. He opined that the policy specifically dealt with
intensification and that the application was not compatible with the planned
neighbourhood, that it was a high density development abutting low density, that there
was no gradation of uses, that there was no appropriate transition to the lower density,
that the design was poor as the proposatl did not even face the street, there was no
adequate public transit at the site, and that inappropriate relief for parking and setbacks
had been provided when the sethacks and required parking shouid have been
increased. '

[32] Finally Mr. Hynde noted that there were design standards in the Official Plan for
dealing with proposed development in existing neighbourhoods.

[33] Section 4.2.3.1 states the following:

‘New development in existing neighbourhoods (redevelopment or intensification)
shall reinforce and improve upon the character defined by the existing built form and
tandscaping. The City wili maintain and improve existing neighbourhoods through
tools such as By-laws (eg. Property standards, tree cutting), civic beautification,
heritage conservation initiatives, and urban design guidelines.”

{34] Mr. Hynde places great emphasis on the rhandatory provision contained in the
first sentence of 4.2.3.1. In his opinion this application fails to meet the test of
reinforcing and improving upon the character defined by the existing built form and
landscaping.

{35] Mr. Hynde then produced an alternative concept for the Board's consideration.
Exhibit 7 was a design exercise that he had done that resulted in two townhouse
concepts: the first having a yield of 12 units and the second a yield of 16 units.

[36] In his opinion such a townhouse design would meet the Official Plan criteria,
provide an appropriate fransition to the low density surroundings and also reinforce and
improve the neighbourhood character defined by the built form and landscaping.
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[371 Thus it was Mr. Hynde’s opinion that the subject proposal was too intense for the
neighbourhood, had too much lot coverage, was an example of “squash and spread”,
that the parking would overflow onto the street, and that the applicant was trying to jam
a high density development onto a small lot in a low density area, without respecting the
existing neighbourhood by providing for the appropriate transition. '

[38] Thus he submitted to the Board that the application did not represent sound iand
use planning, and that it was not supported by the PPS, Growth Plan and did not
conform to the Regional and Welland Official Plans and ought to be redirected to an
Intensification Area as designated in the Official Plan.

[39] - In support of the development application and the decision of Council to approve
the OPA and ZBA, the Board heard from Sue IViabee, Planning Supervisor with the City
of Welland, Lindsay Eari, Planner with the Region of Niagara, and Jennifer Vida,
Ptanner with Upper Canada Consultants and the author of the original Planning Impact
Analysis for the development application. All were qualified as land use planners, and
all disagreed with the opinions expressed by Mr. Hynde.

[40] Ms. Mabee is the author of the Welland staff report to Council with regard to the
OPA and ZBA. She recounted that the development application had been deemed
complete, circulated to all appropriate agencies both internal and external for comment
and there had been no objections by any of the commenting agencies.

[41] She advised that the Subject Lands were located with frontage on a regional
road, was fully serviced by infrastructure, located immediately across the street from a
municipal park with recreational facilities, was 500 m to a heighbourhood shopping
plaza with a grocery store and other amenities, abutted a new plan of subdivision that
had not as of yet been fully developed, and had been untit recently on a pubilic transit
line. Now the Subject Lands fell within an area serviced by Trans-cab (which is a call
ahead service to a cab that takes a fare to a public transit stop).

[42]  In her planning review Ms.-Mabee commenced with the PPS, considered the
Growth Plan, then the Regional Official Plan and the City of Welland Official Plan.

[43] Ms. Mabee noted that the PPS directed municipalities on their growth and
directed growth to Settlement Areas and promoted intensification. She stated that the
Subject Lands were within the Settlement Area, located on a Regional Road with full
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services, and were currently vacant. She disagreed with M. Hynde's opinion with

regard to consistency with the PPS, as land use patterns within settlement areas were

to be based on densities and a mix of land uses that efficiently used land and resources
and provide a range of uses and opportunities for intensification(1.1.3.2 (a) and (b).

{441 Moreover in her view the PPS directed municipalities to identify and promote
opportunities for intensification and redevelopment in s 1.1.3.3, as municipalities were
required to establish and implement minimum targets for intensification within built-up.
areas (1.1.3.5).

[45] This direction was further expanded in the Growth Plan and specifically in s. 6 (b)
where the municipal strategy for intensification was to be encouraged generally
throughout the built-up area, (f) municipalities were to facilitate and promote
intensification, and (i) to plan for a range and mix of housing, taking into account
affordable housing needs.

[46] Ms. Mabee then turned to the Regional Official Plan and more specifically
Amendment 2-2009 which was the conformity exercise done by the Region.

[47] In Amendment 2-2008 Ms. Mabee directed the Board to s. 4.3.1 where
intensification is noted as including all forms of development that occur in the Buiit-Up
Area, and 4.3.2 where a specific section is provided for “Local Municipally Designated
Intensification Areas”. '

[48] Under this heading the first general direction is 1(b) which states: “generally
encourage intensification throughout the Built-Up Area” and then provides a series of
factors for specific Intensification Areas.

[49] When the adjacent plan of subdivision was being processed Ms. Mabee was at
her previous employment with the Region of Niagara and she was involved in the
preparation of the Regional comments on the development application. it was during
that process that the lands to the rear of lots 1-6 were identified for consideration for a
future higher density development. This resulted in that portion of iand being red lined
on the draft plan of subdivision and incorporated into Block 30, which has now been
assembled with the former lands of 529 South Pelham Road to form the Subject Lands.
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[50] With regard to the City of Welland Official Plan Ms. Mabee did not read s. 3.4.4.1
C in the same manner as Mr. Hynde. In her opinion this section clearly stated that
Intensification is encouraged throughout the Buiit Up Area.

[51] As part of her report to Council she addressed the criteria noted in 5.4.2.3.6. In
her view the proposed development would further enhance housing choices within the
City (and the neighbourhood), the Subject Lands were close to a park and commercial
services, had available servicing, utifized a vacant lot, which was so located that there -
would be no traffic penetration into the surrounding subdivision, and controlled in height
to the same maximum height as a single detached dwelling (i.e. 2 maximum height of
11 m).

[52] With regard to the design, she noted that the closest yard was to the City owned
storm water management facility, and that the pérking had been redesigned to increase
the proposed buffers to the existing dwelling on South Pelham Road, and for the future
homes on Forest Ridge Court, which also decreased the number of parking spaces.
The parking ratio proposed was 1.25 per unit whereas the zoning by-law standard was
1.5 per unit, and this she found acceptable.

[53] Ms. Mabee found the application to be consistent with the PPS, conformed to the
Growth Plan, the Regional Plan and to be sound and good planning and recommended
approval to the Board. '

[54] Ms. Earl is a planner with the Region of Niagara and she had provided the

Region’s comments to the City on this development application. The Region had no

objections to the proposal and the Region was looking for opportunities for-

intensification in development applications, and this was one such appropriate
application. '

[55] Her review of the PPS and Places to Grow was similar to that of Ms. Mabee,
where intensification is encouraged throughout the built-up area and not restricted to
those Intensification Areas in the Official Plan.

[56] Ms. Earl did however expand on the Region’s conformity exercise in Amendment
2-2009. Section 4.3.3 set out the minimum intensification target of 40%. This is to be
implemented by the local municipalities where each municipality is given its own
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residential intensification target. 4.3.4 set out the target for Welland at 40%, whereas
some municipalities are considerably higher (e.g. 95%) and lower (e.g. 15%]).

[57] In Ms. Earl's view the development proposal was consistent with the PPS,
conformed to the Places to Grow and the Regional Official Plan and represented sound
and appropriate planning.

[68] The last planner to be heard was Ms. Vida.

[59] Ms. Vida had been involved with the project since its outset and had attended the
pre consuitation meeting with the City, and had prepared the OPA and ZBA.

[B0] With regard to the parking Ms. Vida indicated that the development proposal
could comply with the parking standard but the neighbours had raised concerns with
regard to headlights at night and parking lot fighting overflowing into their yards. Hence
the site plan was redone to increase the buffers and eliminate one row of parking.

[61] With regard to the building “turning its back to the street” as Mr. Hynde had
stated, she outlined the comments from the Region with regard to the driveway
matching the park access, and that the building had been located as close as possible
to the storm water management pond and that the site plan elevation had been
prepared to have the building “address” South Pelham Road (see Exhibit 15).

[62] She also indicated that her firm acts for the developer of the abutting subdivision
on Forest Ridge Court. She produced Exhibit 14 which is a revised site plan drawing
conceptually detailing the location of the future single detached units on lots 1-6
abutting the Subject Lands. Minimally the Zoning By-law would require a 7.5 m rear
yard, which coupled with the rear yard setback for the Subject Lands would result in a
15 m separation, However Exhibit 14 depicts the conceptual building locations based
on the homes already built on the large lots of Forest Ridge Court. If the dwelling were
built to that standard there would be a 28 m separation from building face to buiiding
face between the future homes and the proposed apartment building. This Ms. Vida
indicated was more than an acceptable separation distance.

[63] Also with regard to design Ms. Vida noted that the height was limited to three
storeys or 11 m which is the same standard for all detached dwellings.
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[64] To deal with potential concerns of over view, Ms. Vida provided an altemative
floor plan for the west end of the building which relocated the balconies to the easterly
side of the end units. ‘

[65] Ms. Vida had been present for the evidence of Mr. Hynde and she indicated her
disagreement with his opinion that intensification was o be limited to Intensification
Areas in the Welland Official Plan. '

[66] She considered s. 3.4.4.1 C and drew the Board’s attention to the last sentence
of that clause which reads: "...Refer to Schedule A, which identifies Welland strategic

intensification areas and the Buiit Up Area.” This she indicated was another reference

to the fact that intensification could occur in both the Built up Area and in Intensification
Areas.

[67] Moreover she also noted s. 4.2.1.8 of the Welland Official Plan that provides:

The City will promote opportunities for residential intensification and redevelopment
on lands located within the Built Up area of the Clity.

[68] [nMs. Vida's opinfon the OPA and ZBA were appropriate for the Subject Lands
which were well located at the edge of the neighbourhood, on a Regional road, across
from a park, near a commercial plaza, were consistent with the PPS and conformed to
the Growth Plan and the Regional Plan and represented good planning.

DECISION

[69] The Ptanning Actin s, 2.1 requires the Board to have regard for the decision of
the municipality and also the supporting information and materials that Council
considered in making its decision.

[70] The Pfanning Act also requires in s. 3(b) that a decision be consistent with the
PPS and conforms to the Places to Grow.

[71] - The Board has had regard to the decision of Council, reviewed the materials
before the Council and reviewed the PPS and Places to Grow.

[72] The Board had also considered the evidence of the planners and the Board
prefers the evidence of Ms. Mabee, Earl and Vida.
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[73] The clear direction of the PPS is that settlement areas are to be the focus of
growth, that land uses patterns within settlement areas are to be based on densities and
a mix of land uses that efficiently use land and resources, and provide & range of uses
and opportunities for intensification, see 1.1.3.1. and 1.1.3.2. Moreover municipalities
are directed in 1.1.3.3 to identify and promote opportunities for intensification.

[74] Such intensification is to meet minimum targets ... “within built up areas.”
(1.1.3.5). '

[75] The Board finds that this is exactly what has occurred in this case. Block 30 was
identified as an opportunity for intensification. It is consistent with the PPS.

[76] The Growth Plan in 2,2.2.1 (a) directs a significant portion of the new growth to
built-up areas of the community through intensification, and in 2.2.2.1 (b) for focusing
intensification in intensification areas.

[77] There is no direction in the PPS or the Growth Plan that intensification can only
occur in intensification areas. In fact s. 6(b) of the Growth Plan encourages
intensification generally throughout the built-up area.

[78] The Board finds that the OPA and ZBA conform to the Growth Plan.

[79] The Regional Official Plan conformity exercise 2-2009 reflects the PPS and the
Growth Plan and provides that intensification will be generally encouraged throughout
the built-up area (s. 4.3.2.1(b)). The Board finds the OPA and ZBA conform to the
Regional Plan. :

[80] With regard to the City of Welland Official Plan it is abundantly ciear that
intensification is encouragéd throughout the built-up area (see s. 3.4.4.1.C) and as

* shown on Schedule A. This encouragement is fortified by s. 4.2.1.8 where the City will
promote opportunities for residential intensification on lands within the built-up area.

[81] The City of Welland Official Plan then has criteria in 4.2.3.6 that are to be
addressed when intensification is proposed in existing built-up residential areas.

[82] Inthis case, the character of the neighbourhood is proposed to be enhanced
through the provision of the only apartment building in the neighbourhood. An
apartment building that is located on the outside edge of the neighbourhood, on a
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regional road, across from a municipal park, near a local shopping plaza and abutting a
storm water management pond. The size of units is relatively modest, the height of the
apartment building limited to the maximum height of the detached residential zone
abutting, and the design of the building and parking refined to address neighbourhood
concerns. The fact that a full transit route no longer runs on South Petham Road is not
fatal to the application. As was pointed out, the provision of some 35 additional units is
likely to be transit supportive.

[83]  The Board notes that none of the abutting neighbours attended the hearing.
[84] The Board notes that the six lots to the rear of the Subject Property are vacant.

[85] The Board finds that all of the criteria in 4.2.3.6 have been addressed to the
satisfaction of the Council and also to the Board.

[86] The Appellant placed great emphasis on 4.2.3.1 which it alleged was not met.
The policy requires new development in existing neighbourhoods to reinforce and
improve upon the character (of the neighbourhood) defined by the existing built form
and landscaping.

[87} The Board has seen the proposed site plan and landscaping plan for the Subject
Property which will be reviewed through the site plan process. The Board notes that the
‘closest yard is to the storm water management pond. The Board has also seen the
proposed South Pelham Road elevation which is designed to address South Pelham
Road through a combination of design and building materials.

[88] The Board has noted above that the height of the apartment building will be the
same as the maximum allowed for abutting detached dwellings.

[89] Inthe Board’s view the utilization of a vacant, serviced lot on a regional road
through the provision of the only apartment building in the neighbourhood, carefully
designed to complement and not overwhelm the surrounding (future) detached
dwellings will reinforce and improve the character of the neighbourhood by making a
fuller range of density and housing available in the neighbourhood.

[90] Therefore the Board finds that the OPA and ZBA are appropriate and represent
good planning, and the Board dismisses the appeal by the Appellant.
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[91] However the Board also notes that as a result of the hearing there have been
some positive refinements to the site plan that warrant direction.

[92] Site plan approval for the development proposal remains outstanding.
ORDER

193] Thus the Board will direct that the modifications to the site plan found in Exhibit
15 being the South Pelham Road elevation be carried forward to the site plan
application and that the Souih Pelham Road elevation be in substantial compliance with
Exhibit 15.

Similarly, the Board will direct that the internal modifications to the westerly end units as
found in Exhibit1 Tab 4 at page 11 with regard to the alternative floor plan for the
balconies facing north and south, be carried forward to the Site Plan application and
that the internal layout be in substantial compliance with Exhibit 1, Tab 4, page 11.

"Blair S. Tayloy”

BLAIR S. TAYLOR
. MEMBER



Grant Munday

From: Jennifer Vida <JVida@ucc.com>

Sent: Monday, June 18, 2017 8:05 AM

To: Grant Munday

Subject: FW: ***Revision** Notice of Public Information Meeting and Statutory Public Meeting &
Revised Zoning By-law and Maps - New Comprehensive Zoning By-law

Attachments: clare rinaldi.pdf )

Hey Grant, wondering if we can meet to go over some of the comments | submitted on the new zoning sometime? Let
me know.

I\

From Elennifer Vida
Sent: June-05-17 3:11 PM CITY OF WELLAND
To: 'Grant Munday’ . ' - -
Cc: Jennifer vida; William Helkoop PLAN NING - BU!LD[NCAV
Subject: RE: ****Revision*** Notice of Public Information Meeting and Statutory Public Meeting & Revised Zoning By-
law and Maps - New Comprehensive Zoning By-law

Hi Grant, it seems the site specific rear yard of 6metres from the RM3 X44 was missed in the proposed RL2 zone shown
for the townhouse block for Drapers Creek. Due to the environmental constraints of this site we need a minimum
Emeter rear yard as well as the permitted encroachments for the covered decks. We are working on the site plan
approval for this one now and want to ensure that it is zoned to permit the proposed site plan.

Let me know. Thank you.

Jennifer

From: Jim D'Orazio [mailto:jim@doraziogroup.com]

Sent: June-04-17 3:07 PM

To: Jennifer Vida

Cc: Martin Heikoop

Subject: FW: ****Revision*** Notice of Public Information Meeting and Statutory Public Meeting & Revised Zoning By-
law and Maps - New Comprehensive Zoning By-law

| assume you or someone from UCCC will be attending...which would be great for all of your clients. ©

Jim D'Orazio

D'0Orazio Group of Companies
2787 Brighton Road

Oakville, ON L6H 6]4

2 905-829-8777
905-829-8779
www.doraziogroup.com

This electronic transmission, including any attachments, may contain personal information whose collection and use is regulated by the Personal
Information Protection and Electronic Documents Act 8.C. 2000 c. 5 (the "Act”). The use of such personal information except in compliance with the Act
is strictly prohibited. If you have received this electronic transmission in error, or do not agree te comply with the Act, please notify us immediately by
telephone or by Reply fo Sender function and delete the message and any attachments from your computer without making a copy.



Sent: Wednesday, May 17, 2017 10:31 AM

To: Grant Munday <grant.munday@welland.ca>

Subject: ****Revision*** Notice of Public Information Meeting and Statutory Public Meeting & Revised Zoning By-law
and Maps - New Comprehensive Zoning By-law

Email has been resent to correct the day and time of the Statutory Public Meeting & correct the
weblink. The website will be updated shortly. The attached notice is correct.

City of Welland Staff have completed the draft final single new Comprehensive Zoning By-law.

A Public Information Meeting will be held on May 29, 2017 at 7pm in the Community Room,
Welland City Hall, 60 East Main Street, Welland, Ontario.

The Statutory Public Meeting will be held on Tuesday, June 6, 2017 @ 7pm in the Council
Chambers, Welland City Hall, 2nd Floor, 60 East Main Street, Weliand, Ontario.

To see the revised Draft Comprehensive Zoning By-law, Maps and Schedule B click here.
Tracked changes versions are aiso available for the Zoning By-law Text and Schedule B.

Sincerely,

Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (805)735-8772
www.welland.ca

This email may contain confidential and/or privileged information for the scle use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.
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Grant Munday

From: ' Jennifer Vida <JVida@ucc.com>

Sent: Tuesday, June 6, 2017 1:43 PM

To: Grant Munday

Cc: Martin Heikoop; William Heikoop; Ken Gonyou
Subject: Draft Comprehensive Zoning By-law.
Attachments: 0504_001.pdf

Hi Grant, | don't mean to inundate you with emails as | know you are trying to focus on the new by-law. | have had a
chance to review it and have attached some of our comments regarding the residential zones.

Explanation as follows:
In the RL1 zone - Single -detached - minimum lot area, we think shouid be 360m2 in the case that there is a lot depth of
30m, which is a pretty standard lot depth. Otherwise the [ot may have to be extra deep in order to achieve the

minimum lot area. Same would go for the Two-Unit Dwelling.

Also, if you could clarify what the lot area minimum for a Semi-detached dwelling is? 600m2 for each dwelling and 300
for each unit. To us the dwelling and unit are the same. What is the distinction here?

In the RL2 zone - Single-detached - minimum lot area, should be 270m2, again, in the case that a standard 30m deep lot
is considered. Same comment for the Semi-detached minimum lot area. can you clarify? Also in this zone under Multiple
Dwelling, we think that the rear yard should be min. 6.0m which is consistent for what is permitted for street towns,
single and semi's in the same zone.

in the RM zone - Street Townhouse Unit - minimum lot area, should be 165m2, which considers a 30m jot depth as well.
Other than that, the transition clauses look fair. And | have aiready submitted some site specific requests to you.

Let me know if you want to chat. Thank you.

Jennifer

From; downstairs@ucc.ca [mailto:downstairs@ucc.ca]

Sent: June-06-17 1:25 PM

To: Jennifer Vida
Subject: Attached Image
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7.3 Regulations for Residential Zones

The regulations for lots in Residential Zones are set out in Table 7.3.1. No person shall within any Residential

Zone use any lot or erect, alter or use any building or structure, except in accordance with the following Zone
regulations.

Table 7.3.1:

Regulations for Residential Zones

Single-Detached

9.0m

4.5 mand
6.0m (1)

1.0m

1.0m

6.0m

11.0-m (3)

50%

BL0Om % 4.5mand
Single-Detached 400.0 m? 120m 6.0 m (1) 1.2m a0m 7.5m 11.0m (3) 45% 20%
Two-Unit Qi 45mand . .
Duiling 430%0 m o |o120m | el 12m 3.0m 75m | 110m@ | 4% 20%
/Eoo.o m2\| 15.0 m for
for each each _
Semi-Detached dwelling dwelling | 4.5mand . ; o 0
Dwelling | and3000 | and75m |6om() | 2M@ 1 30mo) 7S5mo ) 11.0m(3) | 45% 20%
W m2foreach | foreach
Nounit A unit

20%
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(6)  With a maximum gross floor area of 100.0 m?

May 2017 Saction 7: Residential Zones | Page 7-3
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45mand

Two-Unit b ' o
Duweling 300.0 m 120m | ¢omey | 10m@ | 1om 6.0m 110m@) | 50% 20%
2000 n\az\\ 12.0 m for
for each each
Semi-Detached dwelling dwelling | 4.5mand
Duieling and60m |gome) | OM@ | 1om 6.0m 1MO0m@3) | 50% 20%
for each
unit
Street
Townhouse with . (45mand - . ens
Garage Facing NA BOmunt | gy | 10m(@) 1.0m 6.0m 11.0m{3) | 50% 20%
Front Lot Line
Street
Townhouses with . . .
Garage Access NA 5.0 mfunit 3.0m 1.0m{2) 1.0m 60m 11.0m (3) 50% 20%
from Lane é
. / a - J
Multiple Dwelling | 540.0m¢”| 18.0m gg o ?{’)d 20m 20m 110m@3) | 50% 20%
Street NA somunit |F2Mad |y ov | qom 6.0m M0m(@) | 55% 20%
Townhouse with 6.0 m (1) @ ®) ’ ’
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. L
Garage Facing
Front Lot Line
Street
Townhouses with ' : 9 g
Garage Access NA 5.0miunit | 3.0m 1.0m(2) 1.0m B.0m 11.0m (3} 55% 20%
from Lane )
: [l

Street E %%2«9« 45mand

. . 0, 0,
Townhouse Unit m2junit 55m 6.0 m (1) 1.0m(2) 1.0m 60m 11.0m (3) 55% 20%

, 45mand | 1.0m(®) | - .
Block Townhouse NA 30.0m 60m(1) |and0m(2) 1.0m 6.0m 11.0m (3) 55% 20%
Apartment 780.0:m2 45.0m Om 30m 40m 7.5m 14.0 m (4} 55% 20%
Boarding and
Lodging 4.5 m and

2 - 0 0,

Group Home 540m 15.0m 6.0 m (1) 30m 40m 75m 14.0m (4) 55% 20%
Day Care Cenire
Multiple Dwelling NA 15.0m 45m 3.0m(2) 40m 75m 14,0 m (4) 55% 20%
Retirement Home

May 2017
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Grant Munday

From:

Sent:

To:

Subject:
Attachments:

d t <trannydanny21@hotmail.com>
September 19, 2017 3:22 AM
Grant Munday

Re: zoning 114 second st

proposal city.docx

Hello Grant and good day you will find our proposal attached namaste

From: Grant Munday <grant.munday@welland.ca>

Sent: September 5, 2017 3:49 PM

To:dt
Cc: council

Subject: RE: zoning 114 seccnd st

Daniel,

Thanks for your comments regarding the new Zoning By-law they will be added to the public record concerning this

matter.

Sincerely,

Grant Munday, B.A.A.

Manager of Development Approvals

Planning Division

Development and Infrastructure Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772

City of Welland:
Home

www.welland.ca

Official site of the City of
Wellard. Includes
inforrmatiaon on events,
meetings, facilities,
transportation, and
ermergency services.

www.welland.ca =

City of Welland: Home

www.welland.ca

Official site of the City of Weiland. includes information on events,
‘me‘-e‘t‘ings, faci]ities, transportation, :-'md emergency services,




This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,

disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.

From: d t [mailto:trannydanny21@hotmail.com]
Sent: September 5, 2017 3:23 PM

To: Grant Munday <grant.munday@welland.ca>
Cc: council <council@welland.ca>

Subject: zoning 114 second st

Here is the letter as per our conversations today thank you Daniele



September 18, 2017
Dear Grant Munday, Mayor Campion, Rose Difellice and City Councit,

I must first thank you for your time and the opportunity to present our concerns. After my meeting
with the mayor and Rose last week | had a chance to speak with Father Nick from St. John the Baptist
@111 Second St. and discussed this issue with him. Himself and his parishners are also against the
proposed changes and stand united with us in this proposal, Their church has been there for decades
and they feel strongly that things should stay the same as it has been a quiet place to come and freely
enjoy religious activities. Jesus overturned the money changers tables in the synagogues because
religious and spiritual ideals or beliefs do not go with commerce.

Our Temple was purchased in 2012 and before we approached the city on the uses that were
permitted there and what would be involved if they were to be changed. The city was not interested in
helping or changing the zoning even though it would generate income. Our first thought was to be able
to make money to fund the Temple because we want everything to be free to anyone who comes and
by the way we are non-denominational and welcome people of all faiths and respect their beliefs. Frist
idea was sunk but because we are committed to doing the right thing despite our cost, creation showed
us opportunity. We moved forward knowing that this is the worst INVESTMENT to make monetarily but
this is the best place in town to do what we have endeavoured to do and that is provide a physical,
mental, spiritual and loving sanctuary. Our Temple is committed to do what is best for EVERYONE and
EVERYTHING not what is just best for us and that is the proper way to build safe sustainable
communities.

This block has been a religious hub and many memories have been etched here but there has been a
fot of love and compassion on these |lands for many years which leave a very positive energy behind. Qur
Temple was once a Presbyterian Church but is shaped similarly to a classic Buddhist Temple and also has
no religious markings of any kind so it was really the only fit for us. We are currently undergoing
renovations and are making our yard into a Meditation Garden where people can go to experience
positive energy and learn how to make it part of their everyday life. With the current state of affairs in
the world | think we need more places like our temple and not more commerce. Business, a “private
club” or??? Would not show the same respect to our Temples and Churches and could restrict our
rights to practice our faiths fully. We have already experienced negative and illegal effects by people
interested in commercializing the Orthodox Church.

Being centrally located and close to a lot of marginalized people who could learn how to change their
lives for the better our Temple is an asset for the city. Meditation and positive energy projection will
reach out and create a ripple effect enriching people’s lives. What we are asking for is very simple
because we {Church of Higher Consciousness and St. John the Baptist} both purchased these properties
with the existing zoning and are expecting that the city, mayor and council will do everything to help
protect our investments in all PEOPLE. Uses permitted were as follows a PLACE OF WORSHIP, a SINGLE-
DETACHED DWELLING, a SCHOOL, a DAY CARE FACILITY, a library, a museum. That was the way it was
and that is the way it should stay but we would concede to allowing a park, Community Garden or Art



Gallery as these would have minimal impact on PLACES OF WORSHIP. Al the other proposed changes
will definitely have a negative impact on all of us as they open opportunity for profit which we all know
does not favour doing the “right thing”. We are not asking to stop growth in the city but to not allow the
changes only on our block. There are plenty of commercial or institutional spaces for sale and areas in
the city that would better suit the proposed changes, so let them go there.

We are all aware that we are currently without representation from council and that the city at this
time is not favouring our proposal. We ask that the city takes this proposal to hart as the first obligation
of the city is to protect its people and there are a [ot of people right now that need protecting. We will
be here for a long time so it is not even the people now but for future generations that will also be
affected. As for council you were elected to protect your constituents and even though we may not be
in your ward there are still many people from your wards that will be affected so you must protect them
also. Who is to say that down the road there would be a right fit but not the right zoning then there is a
process already in place to change that and we would not oppose. Father Nick and | have taken care of
each other and worked harmoniously together as neighbours and the Holy Trinity Orthodox Church was
in sharp decline when we moved in so we never really got to know each other. In essence there are only
five properties that will be affected by this proposal 111, 114, 142 Second St., 105 First St. and the city
lot on First St.

Feel free to contact me with any questions or queries on conclusion it would seem clear that the right
thing to do is in your hands,

Namaste and many blessings,

Daniele Tronko, elder
Church of Higher Consciousness
114 Second St.
Welland, Ontario
L3B 4T9

905 359 0040




Grant Munday

From: Travers Fitzpatrick <traversfitzpatrick@gmait.com>

Sent: Tuesday, May 16, 2017 11:54 AM

To: Grant Munday

Cc: Mike Belcastro; Alanna

Subject: Additional Comments on Proposed Zoning By-taw on behalf of Doral Holdings/Seaway Mall
Attachments: Additional Comment on Proposed new City of Welland Zoning By.docx

Grant, further to your conversations with Mike Belcastro, | attach an additional comment on the draft Zoning By-law
relative to lands on Woodlawn Road.

Travers
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Additional Comment on Proposed new City of Welland Zoning By-law on behalf of
Doral Holdings/Seaway Mall

1. Upon further review of the proposed zoning map we note that the lands fronting
on Woodlawn Road (some 3 ha. and shown as 18 Woodlawn Road on the Civic
Addressing Map) which were purchased by Doral from the City are proposed to
be zoned RS Regional Shopping Node. However, upon checking the Official
Plan, Schedule “B” Land Use Map we find that the lands are designated Open
Space and Recreation. As a consequence we would recommend that the lands

. be zoned WRW Welland Recreation Waterway to coincide with the proposed
zoning of the City lands immediately to the east of the lands. The lands that are
the subject of this comment are shown on the following page.
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