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RECOMMENDATIONS:

THAT THE COUNCIL OF THE CITY OF WELLAND adopts an Official Plan Amendment
- Commercial Policies for the City of Weiland.

ORIGIN AND BACKGROUND:

The process of developing new commercial policies for the City of Weiland was
commenced on the 1r: of July 2007

COMMENTS AND ANALYSIS:

On the 10th of June 2008, Council adopted the Regional Commercial Systems Study -
City of Weiland, dated April 28, 2008 as prepared by W. Scott Morgan & Associates
Limited as the City's Commercial Strategy Policy; and thereby directed Staff to
commence an Official Plan Amendment process toward adopting Commercial Strategy
Policies for the Official Plan.

On December 9, 2008, Council adopted the City of Weiland - Commercial Strategy
Study: Policy Directions Report dated November 2008 prepared by Dillon Consulting
Limited and W. Scott Morgan Associates Limited as the basis for the City's Commercial
Policies. Council also directed Staff to:

I. Initiate the Official Plan Amendment process for the adoption of
Commercial Policies

II. Circulate the City of Weiland - Commercial Strategy Study: Policy
Directions Report to the North Weiland BIA, Downtown SIA, and the
Weiland Chamber of Commerce.

Subsequently, Draft Policies were created.

This Report pertains to the final phase of a 4 - Phase process. Phases 1 and 2 entailed
a detailed description of the City's short-term demand and supply analysis. The
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outcome of these phases suggests that the City has an adequate supply of designated
commercial space to meet the projected short-term demand.

Phase 3 entailed the presentation of the directions for the City's new Commercial
Policies. Recognizing that there are different types of commercial activities, Official Plan
policies are intended to support a planned commercial hierarchy. Such elements as
planned function, permitted uses, scale, design and other policies related process were
thereby defined.

This Report is aimed at presenting Phase 4 which is the evolution of the City's
Commercial Polices and the definition of Commercial Hierarchy in the City of Weiland.

A Public Information meeting took place on the zs" of March 2009. The City's
consultants provided an overview of the establishment of Commercial Policies for the
City and discussed its proposed Official Plan Amendment. Two members of the general
public attended the Public Information Meeting. During the public consultation process,
comments regarding the Commercial Policies were also received from the Region and
Wood Bull, on behalf of Calloway REIT (Weiland) Inc. Comments received by the City
are attached in Appendix I. Comments received by the City were forwarded to its
Consultant for a response and, where necessary, the proposed Policies were amended.
The Comment Response Table, in which more detail explanations have been provided
by the Consultants, is attached as Appendix II.

The purpose for adopting this Amendment is to incorporate Commercial Policies into the
City's Official Plan is to provide guidelines by which City Council and Staff will evaluate
future commercial development. As well, these Commercial Policies will ensure that the
existing commercial hierarchy is supported, commercial growth through planned
expansion over time is permitted and that future commercial development is tied to
market demand.

FINANCIAL CONSIDERATION:

There are no financial implications related to this Report.

STRATEGIC PRIORITY:

This initiative is consistent with the general intent and spirit of the 2007-2012 Strategic
Plan focus areas including:

Focus 1 - Providing Economic Opportunities
• Foster and create a climate for economic prosperity. They will ensure a

balanced co-existence and prosperous continuity of all categories and
sizes of commercial establishments.

Focus 4 - Managing Growth
• Develop policies and subsequent plans will provide for sensible Growth

and the ongoing enhancement to quality of life:
• Revitalize the Downtown
• Developmarket opportunities

Further, the initiative addresses the following 2009 Work Plan Action:
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1. The Managing Growth focus area of the Strategic Plan needs progressive and
innovative solutions:
• the Official Plan, Downtown Incentives, King Street Community

Improvement Plan and Region's Growth Plan require Council leadership.

4. Continue the next steps required to the revitalization of Weiland's Downtown:
• provide for sensible growth.

OTHER DEPARTMENT IMPLICATIONS:

The Report has no implications to other Departments.

SUMMARY AND CONCLUSION:

The process of developing new commercial policies for the City of Weiland commenced
July, 2007. The unavailability of a comprehensive City-wide Commercial Policy in the
City's current Official Plan and its reliance on a series of site specific Official Plan
Amendments (OPAs) and its Zoning By-law to regulate commercial land-use, have
jointly formed the reason behind this study and the need for Commercial Policies to be
developed. Phase 3 of this process provided the foundation for specific commercial
policies which are to be included in the Official Plan still in process.

This phase is the final of the 4-phase task which presents the Commercial Policies and
Commercial Hierarchy for the City of Weiland.

In view of the above, Staff recommends that Council adopts an Official Plan Amendment
- Commercial Policies for the City of Weiland.

ATTACHMENTS:

Appendix I
Appendix II
Appendix III

Comment from Interested Parties
Comments-Response Table from the Consultants
Official Plan Amendment - Commercial Policies for the City of
Weiland
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APPENDIX I

Akin Ogunkeye

From:
Sent:

To:
Cc:

Mario Bevacqua [mario.bevacqua@sympatico.ca]

April 3, 2009 2:28 PM

akin.ogunkeye@welland.ca

Rose DiFelice

Subject: Public Meeting - Commercial Policies

Akin,
As requested the following are the comments that were raised at the meeting.

Respectfully suggest that it be clarified that this recommended Commercial Policy Official Plan
Amendment primarily relates to the retail sector. There are other "commercial uses" that should not be restricted
by this amendment in terms of the requirements listed such as location.

Furthermore, considering the "Eastern Approach" area it should be acknowledged that meetings have been held
with staff in respect to areas on both sides of Woodlawn Road (north -adjacent to area in report and south -
adjacent to City owned lands) that would be categorized under general heading of commercial. Again this
proposed amendment should not automatically preclude development in these areas. In fact, consideration
should be given to designating these areas as opportunities for growth given their location.

Please contact me if further clarification is necessary. Also would appreciate being kept up to date on this policy
review.

Regards,
Mario Bevacqua
JSL Management Inc.
15 Kathy Court
Fonthill, Ontario
LOS1E2

Tel: 905-892-5997
Fax: 905-892-0232
Cell: 905-328-4488

03/06/2009

mailto:akin.ogunkeye@welland.ca
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Sentvia E-mail

Mayor GoulbourneandMembersof Council
City of WeIland
60 EastMain Street
Weiland, ON L3B 3X4

DearMayor Goulbourneand Membersof Council:

Re: CommercialStrategyStudy and ProposedCommercialPolicyAmendment

We arethe solicitors for Calloway REIT (Weiland) ItK ("Calloway"), theownerof the properties
municipally known as69 & 165Primeway Drive (the"West Site") and 102PrimewayDrive (the "East
Site") (collectively, the"Calloway Sites") locatedon the n011hsideof WoodlawnRoad, west of
Highway 406 in theCity of WeIland (the "City"). The Calloway Sitesarepresentlydevelopedfor a
commercialshoppingcentre,including a Wal-Mart store,a CanadianTire store,a Mark's Work
Wearhouseanda Dollar Giant store. In addition,a Ronastore is currently underconstruction on the
West Site.

We arewriting furtherto our correspondenceof30 March 2009 regardingtheproposedcommercial
policy amendmentfor the City (the "Commercial Policy Amendment"). The following are someof the
key concernsthat havebeenidentified by our client andits consultantsregardingthe Commercial Policy
Amendment.

1. Therehasbeenno apparent,seriousconsiderationgiven to themannerin which the Commercial
Policy Amendmentwill be integratedwith anyofthe other amendmentsarising from the
comprehensiveOfficial Plan Review processfor the City, andtherehasbeenno justification as
to why theCommercialPolicy Amendmentshouldproceedaheadof the comprehensiveOfficial
Plan.

2. In addition, theCommercial Policy Amendmentshould not proceedbefore the Region of
Niagarahasadoptedits amendmentto theRegionalOfficial Planin thecontext of the Growth
Plan for theGreaterGolden Horseshoe.

Mary Bull Direct: (416) 203-7739 mbull@woodbull.ca

65 Queen Street West Suite 1400 Toronto Ontorio M5H 2M5 T (416) 203-7160 F (416) 203-8324 www.woodbuil.co

mailto:mbull@woodbull.ca
http://www.woodbuil.co
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3. It appearsthat the CommercialStrategyStudyandtheCommercial Policy Amendmentare
focusingon a short termplanning approachon thebasisof existing commercialdevelopmentin
the City, ratherthana long term planning frameworkthat includesa vision for future
developmentof commercialareaswithin theCity andpolicies to guide the implementationof
that vision over the 20 yearhorizon of theplan. It is apparentthat a long term approachis the
more appropriateapproachfor an official plan or commercialplanning strategy,particularly in
the context of the City's comprehensiveOfficial PlanReview process.

4. There is no clearandcoherentplanning rationalefor the distinctions madein the Commercial
Policy Amendmentregardingthe various commercialareas,their respectiveplannedfunctions,
andtheir floor arearestrictions.

5. Notwithstanding therecommendationsof theCommercialStrategyStudy that the Gateway
ShoppingNode is intendedto serveasa "regional" focusof retail activity in the City andto
servea regional function, the Commercial Policy Amendmentprovides that theplannedfunction
of the "EasternApproachis intendedto serveasa "sub-regional" focusof retail andservice
activity in the City". The conceptof "regional" and"sub-regional" centresandtheproposalto
differentiate betweenthemrequires further discussion.

6. The floor arearestrictionsidentified in theCommercialPolicy Amendmentshouldtake into
accountthe expansionto the Wal-Mart departmentstorethat was approvedby Council at its
meetingof28 April 2009by the enactmentof Zoning By-law 2009-52. The floor area
restrictions applicableto the Calloway Sitesshouldprovide a long term policy direction for
expansionof the commercialcentreand intensificationof the EasternApproachnode.

7. Contrary to thepolicies of the existing Official Planfor the Welland PlanningArea (the "Official
Plan") that apply to theCalloway Sites,theCommercialPolicy Amendmentdoesnot make any
provision for future expansionsto the anchorstoresto takeplace without anamendmentto the
Official Plan,subjectto the preparationof a marketimpactanalysisin supportof any such
expansion. This is a materialandunjustified changeto the existing Official Planpolicies that
apply to the Calloway Sites.

8. The permitted usesandfloor arearestrictions identified in the CommercialPolicy Amendment
for the EasternApproacheffectively preventanydevelopmenton the West Site other than the
homeimprovementstore,although the existingpoliciesof the Official Planclearly intend the
areato be developedfor a rangeof commercial,businesspark andlight industrial useson the
West Site. The approachin the Commercial Policy Amendmentasit relatesto theEastern
Approachis short-sightedanddoesnot provide any long term planning framework for the
Calloway Sites. It alsosubstantiallyderogatesfrom theexisting Official Planpolicies that apply
to theWest Site.

- 2-
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9. The Regional Shopping Node identified in the Commercial Policy Amendment does not reflect
the recommendations of the Commercial Strategy Study in regard to the planned function of the
area as a sub-regional node.

1O. The planned function of the Downtown should be more clearly identified in the Commercial
Policy Amendment along with policies to guide the development of the Downtown.

11. The Commercial Policy Amendment requires that market impact studies be prepared tor "major
applications". However, the Commercial Policy Amendment does not clearly identify the
market impact test and evaluation criteria that will be applied by the City in reviewing these
studies and considering such applications. This is fundamental shortcoming as such policies are
essential for the proper implementation ofthe intent of the Official Plan.

Additionally, the Region of Niagara has provided substantive comments regarding the Commercial
Policy Amendment. The Region also reiterates our client's overriding concem that the policies of the
Commercial Policy Amendment are written more as a description of existing commercial development
in the City, rather than a plan or strategy to implement a vision that the City has for the future
development and redevelopment of its commercial areas.

In summary our client is concemed that this planning policy direction focuses on the status quo and does
not provide a long term planning vision which is in keeping with the 20 year planning horizon of the
Official Plan. It is clear that further consideration is required regarding the rationale for the proposed
commercial structure, an understanding of the relationships between the commercial nodes, the policy
direction regarding the planned functions of the commercial nodes, and the manner in which change will
be managed in the commercial structure.

On behalf of our client, we request that Council defer consideration of the Commercial Policy
Amendment until our client and City planning staff have had a meaningful opportunity to discuss and
addressour client's concerns outlined above.

We also request that the City provide us with a copy of the materials outlined below forthwith so that
they may be considered by our client and its consultants in advance of Council's meeting scheduled for
19 May 2009.

1. A copy of any submissions received by the City from any member of the public or public agency
regarding the Commercial Strategy Study and Commercial Policy Amendment.

2. A copy of staff's report and recommendations regarding the Commercial Policy Amendment.

3. A copy of the proposed Commercial Policy Amendment.

- 3 -
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We look forward to continuing our discussionswith City staff regardingthe Commercial Policy
Amendment,andurgeCouncil not to makea decisionon the CommercialPolicy Amendmentuntil our
client's seriousconcernsregarding theCommercialPolicy Amendmenthavebeenaddressed.

Yours very truly,

Mary Bull

c. RoseDiFelice, Managerof DevelopmentPlanningandRealEstate,City of Welland
Louie Loberti, Calloway RETT(Weiland) Inc.

- 4 -
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Rose DiFelice

From: Emeneau, Janice Uanice.emeneau@niagararegion.caj

Sent: April 6, 2009 4:21 PM

To: pkennedy@dillon.ca; rose.difelice@welland.ca; don.thorpe@welland.ca

Cc: rshishido@dillon.ca; Gummo, Alan

Subject: Weiland Commercial Policies - Regional Comments

Weiland Commercial Policies
-
General Observations & Comments

The policies are written more as a description of existing commercial development in Weiland
rather than a plan or strategy to implement a vision that the City has for the future development
and re-development of its commercial areas.

Objectives 1.1.1.6 and 1.1.1.7 speak to options for intensification and redevelopment as well
as the development of pedestrian friendly spaces. These objectives should be reflected in
policies for the long-term redevelopment of all commercial greyfields into intensified, mixed-
use, pedestrian-friendly areas with strong linkages to adjacent neighbourhoods and integration
with the public realm infrastructure, particularly streets, by alternatives to the car.

Consideration should be given to long-term redevelopment toward a "Main Street" built form at
intensity levels that are appropriate to the context.

The Downtown

Weiland historic downtown is a commercial area that operates in conjunction with the City's
civic centre. The importance of making provisions that will enhance the vitality and viability of
downtowns and mainstreets is clearly outlined in Provincial policy and is reflected in the City's
progress to date. (PPS 1.7.1 b)

Section 1.1 .2.2 dealing with Weiland's downtown is simply a very brief description of the
downtown as it stands at the moment. This section should be expanded to outline the vision
the City has for this area and should include implementation strategies to actualize this vision.

In sections 1.1.2.3 and 1.1.2.4 the planned functions, permitted uses and design guidelines are
addressed for the other two commercial nodes. These should be addressed for the downtown
as well.

Regional Shopping Node

In section 1.1.2.1, Commercial Hierarchy, the Downtown is listed as number one yet in section
1.1.2.3.0, Design, the "Regional Shopping Node" is said to be "the principal focus of
commercial activity in the City". This needs to be clarified.

Section 1.1.2.3 addresses what is termed a Regional Shopping Node. This area includes the
Seaway Mall and the commercial areas that extend to the north and south of the mall along
Niagara Street. The term Regional Shopping Node would suggest that this area is intended to

Ai-IA;! /,,')A(\()
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draw its clientele from all of Niagara.

Policy 1.1.2.3.A states that this area serves a clientele from adjacent local municipalities. To
label this commercial node as "Regional" is not accurate or appropriate. Another terminology
such as "sub-regional" or "inter-municipal" should be used to describe this area.

Section 1.1.2.3.0 states that this node is to be pedestrian and transit-friendly as well as
accessible but does not speak to how these principles will be implemented. If these ideas are
to be implemented through site plan control, this should be made clear. While 1.1.3.6 states
that all development within the City's commercial area is subject to site plan control, it does not
elaborate.

Section 1.1.2.3.0 also states that facades, landscaping and site planning in general should
compliment one another in a balanced and aesthetically pleasing way. How will fit be
determined and measured? Is there a set of criteria such as urban design guidelines that will
guide this process?

Eastern Approach

Policy 1.1.2.4. E states that the stand-alone large-format retail in the Eastern Approach node is
to be user-friendly, barrier-free and accessible. As in section 1.1.2.3, how will be these
requirements be determined and measured? Is there a set of criteria such as urban design
guidelines to guide this process? For example, is there any requirement that land be set aside
for a bus shelter or that the bus route is to extend to the store fronts?

Major Applications & Market Impact Studies

Policy 1.1.3.2 addresses major applications in the City's community commercial nodes or
corridors, requiring market impact studies and peer reviews for any major proposal. Although
policy 1.1.3.2, point iv indicates that these studies will address "potential market impacts" staff
suggests clarification of this statement by expanding it as follows: "potential market impacts on
the downtown and on both existing and planned commercial areas". This same wording
should be added in Policy 1.1.3.3 as well.

Under Policy 1.1.3.2, point vi addresses the need to assess the adequacy of the existing
transportation infrastructure, including consideration for pedestrians and cyclists. Staff
suggests that specific mention of transit be included in this section.

()h/()Llf')()()Q



Comment-Response Table: City of Welland, Draft Official Plan Commercial Policies

Source of Comment Date Comment Response
Submitted and
Format

Niagara Region April 06,2009 Comment1 1.
Email Thepoliciesarewritten more asa descriptionof existing Thebackgroundanalysisincluded a

commercialdevelopmentin WeIland rather than a plan supply-demandanalysis(Regional
or strategyto implement a vision that the City hasfor CommercialSystemsStudy) which
the future developmentand re-developmentof its showedthat the City hasan oversupply
commercialareas. of retail commercialdesignations.The

direction of new OPpolicieswas derived
from the conclusionsof the supply-
demandanalysiswhich statedthat no
expansionsareaneeded.Accordingly, the
OPpoliciesfocuson formally articulating
the City's commercialhierarchyand
planned functions.TheCity's new Official
Planwill include broaderpoliciesfor
intensification and redevelopmentfor all
major land uses.

Comment2 2.
Objectives1.1.1.6and 1.1.1.7speakto options for Objectives1.1.1.6and 1.1.1.7are
intensificationand redevelopmentaswell asthe implemented through policies1.1.2.2and
developmentof pedestrianfriendly spaces.These in the subsequentpoliciesfor the
objectivesshould bereflectedin policies for the long- Downtown, which arepresentlybeing
term redevelopmentof all commercialgreyfields into developedin through the broaderOP
intensified,mixed-use,pedestrian-friendly areaswith process.Referto response1.
strong linkagesto adjacentneighbourhoodsand
integration with the public realm infrastructure,
particularly streets,by alternativesto the car. I

Dillon ConsultingLimited
W. ScottMorganand Associates

1
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Comment-ResponseTable:City of Welland, Draft Official Plan CommercialPolicies

Sourceof Comment Date Comment Response
Submitted and
Format

Comment 3 3.
Consideration should be given to long-term Main Street approach is the theme for
redevelopment toward a "Main Street" built form at Downtown policies.
intensity levels that are appropriate to the context

Comment 4 4.
WeIland historic downtown is a commercial areathat The Downtown policies are presently
operatesin conjunction with the City's civic centre. The being developed through the broader OP
importance of making provisions that will enhancethe processand will address the direction
vitality and viability of downtowns and mainstreets is provided by the Region. Policies for the
clearly outlined in Provincial policy and is reflected in Downtown are being undertaken through
the City's progress to date. (PPS1.7.1b) the broader OP processbecausethe

Downtown functions asa mixed usenode
- and not a stand alone commercial node.

CommentS
Section1.1.2.2dealing with Welland's downtown is 5.
simply a very brief description of the downtown asit Seeresponseabove regarding Downtown.
standsat the moment. This section should be expanded
to outline the vision the City has for this areaand
should include implementation strategiesto actualize
this vision.

Comment 6 6.
In sections1.1.2.3and 1.1.2.4the planned functions, Seeresponseabove regarding Downtown.
permitted usesand design guidelines are addressedfor
the other two commercial nodes. Theseshould be
addressedfor the downtown as well.

Dillon Consulting Limited
W. ScottMorgan and Associates

2



Comment-Response Table: City of WeIland, Draft Official Plan Commercial Policies
I

Source of Comment Date Comment Response
Submitted and
Format

Comment7 7.
In section1.1.2.1,CommercialHierarchy, the TheRegionalShoppingNode is the
Downtown is listed asnumber oneyet in section principal focusof commercialactivity
1.1.2.3.D,Design,the "RegionalShoppingNode" is said within the City, asit containsthe largest
to be"the principal focusof commercialactivity in the and most diverseamount of commercial
City". This needsto beclarified. usesfound in the City. TheDowntown

hasa commercialand retail function, but
alsohasa residential,institutional,
recreationand broaderemployment
function comparedto all other areas.It is
the pre-eminentmixed usenode in the
City. Separatepolicieswill be developed
to articulate the long term vision for the
Downtown, however,becauseit hasa
specializedretail function, it is recognized
within the broadercommercialhierarchy.

Comment8 8.
Section1.1.2.3addresseswhat is termeda Regional The term "Regional" is intended to refer
ShoppingNode. This areaincludesthe SeawayMall to the trade area,not the Regionof
and the commercialareasthat extendto the north and Niagara.The trade areaincludesWeIland,
southof the mall alongNiagaraStreet.The term Port Colborne,Wainfleetand Pelhamand
RegionalShoppingNode would suggestthat this areais parts of Thorold and WestLincoln.
intended to draw its clientelefrom all of Niagara. Policieswill berevisedto clarify this

point.

Comment9 9.
Policy 1.1.2.3.Astatesthat this areaservesa clientele Seeaboveresponse.
from adjacentlocalmunicipalities. To label this

Dillon ConsultingLimited
W. ScottMorganand Associates
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Comment-Response Table: City of WeIland, Draft Official Plan Commercial Policies

Source of Comment Date Comment Response
Submitted and
Format

commercialnodeas"Regional" is not accurateor
appropriate. Another terminology suchas"sub-
regional" or "inter-municipal" should beusedto
describethis area.

Comment10 10.
Section1.1.2.3.Dstatesthat this node is to bepedestrian Principleswill beimplementedthrough
and transit-friendly aswell asaccessiblebut doesnot siteplan control. Policiesto berevisedto
speakto how theseprinciples will beimplemented.If reflect direction suggestedby Region.
theseideasareto beimplemented through site plan
control, this should be madeclear.While 1.1.3.6states
that all developmentwithin the City's commercialarea
is subjectto site plan control, it doesnot elaborate.

Comment11 11.
Section1.1.2.3.Dalsostatesthat facades,landscaping Principleswill be implementedthrough
and siteplanning in generalshould compliment one siteplan control. Policiesto berevisedto
anotherin a balancedand aestheticallypleasingway. reflectdirection suggestedby Region.
How will fit bedeterminedand measured?Is therea set
of criteria suchasurban designguidelinesthat will
guide this process?

Comment12 12.
Policy 1.1.2.4.Estatesthat the stand-alonelarge-format Principleswill beimplementedthrough
retail in the EasternApproach node is to beuser- siteplan control. Policiesto berevisedto
friendly, barrier-freeand accessible.As in section1.1.2.3, reflectdirection suggestedby Region.
how will be theserequirementsbedeterminedand
measured?Is therea setof criteria suchasurban design
guidelinesto guide this process?For example,is there

----

Dillon ConsultingLimited
W. ScottMorgan and Associates
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Comment-ResponseTable: City of WeIland, Draft Official Plan CommercialPolicies

Sourceof Comment Date Comment Response
Submitted and
Format

any requirementthat land besetasidefor a busshelter
or that the bus route is to extendto the storefronts?

Comment13 13.
Policy 1.1.3.2addressesmajor applicationsin theCity's Suggestedchangeto beaddressedin new
community commercialnodesor corridors, requiring policies.
market impact studiesand peerreviews for any major
proposal.Although policy 1.1.3.2,point iv indicatesthat
thesestudieswill address"potential market impacts"
staff suggestsclarification of this statementby
expandingit asfollows: "potential market impactson
the downtown and on both existing and planned commercial
areas". This samewording should beadded in Policy
1.1.3.3aswell.

Comment14 14.
Under Policy 1.1.3.2,point vi addressestheneedto Suggestedchangeto beaddressedin new
assessthe adequacyof the existing transportation policies.
infrastructure, including considerationfor pedestrians
and cyclists. Staff suggeststhat specificmention of
transit be included in this section

Dillon ConsultingLimited
W. ScottMorgan and Associates
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Comment-ResponseTable: City of WeIland, Draft Official Plan Commercial Policies

Sourceof Comment Date Comment Response
,

Submitted and
Format

Private Citizen April 3, 2009 Comment 1 15.
Mario Bevacqua Email Respectfully suggest that it beclarified that this It would premature to designateany

recommended Commercial Policy Official Plan additional commercial land at this time.
Amendment primarily relates to the retail sector.There One of the key objectivesof the
are other "commercial uses"that should not be restricted Amendment is to provide support for the
by this amendment in terms of the requirements listed City's commercial hierarchy. In general,
such aslocation. Furthermore, considering the "Eastern the limitations for expansion to existing
Approach" area it should be acknowledged that commercial designations are related to
meetings have been held with staff in respect to areason commercial retail uses.The City will
both sidesof Woodlawn Road (north -adjacent to areain review any applications it receivesasper
report and south - adjacent to City owned lands) that policies 1.1.3.2and 1.1.3.6
would becategorized under general heading of
commercial. Again this proposed amendment should
not automatically preclude development in theseareas.
In fact, consideration should be given to designating
theseareasasopportunities for growth given their
location.

Calloway May 11,2009 Comment 1 16.
Mary Bull Letter attached in There hasbeenno apparent, serious consideration given It is the City's intention to meld the
Wood Bull LLP on anemail to the manner in which the Commercial Policy commercial policies within the broader
behalf of Calloway Amendment will be integrated with any of the other Official Plan processwhere there are
REIT amendments arising from the comprehensive Official overlaps - such as intensification or the

Plan Review processfor the City, and there has beenno downtown. The commercial policies have
justification as to why the Commercial Policy been treated asa separateprocessas the
Amendment should proceed ahead of the need for the update and review predated
comprehensive Official Plan. the decision for update of the entire OP.

Dillon Consulting Limited
W. ScottMorgan and Associates
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Comment-Response Table: City of Welland, Draft Official Plan Commercial Policies

Source of Comment Date Comment Response
Submitted and
Format

TheCommercialPolicy Reviewbeganin
2007and theOPreview was launchedin
2008.

Comment2 17.
In addition, the CommercialPolicy Amendment should TheRegionhasnot articulated this view.
not proceedbeforethe Regionof Niagarahasadopted
its amendmentto the RegionalOfficial Plan in the
contextof the Growth Plan for theGreaterGolden
Horseshoe.

Comment3 18.
H appearsthat the CommercialStrategyStudy and the SeeResponse1.
CommercialPolicy Amendment arefocusingon short
term planning approachon the basisof existing
commercialdevelopmentin the City, rather than a long
term planning framework that includesavision for
future developmentof commercialareaswithin the City
and policiesto guide the implementationof that vision
over the 20yearhorizon of the plan. It is apparentthat a
long term approachis the moreappropriate approach
for an official plan or commercialplanning strategy,
particularly in the contextof the City's comprehensive
Official PlanReviewprocess.

Comment4 19.
Thereis no clearand coherentplanning rationale for the SeeRegionalCommercialSystemsStudy
distinctionsmadein the CommercialPolicy and Policy Directions report.
Amendment regarding the variouscommercialareas, I

Dillon ConsultingLimited
W. ScottMorganand Associates
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Comment-Response Table: City of Welland, Draft Official Plan Commercial Policies

Source of Comment Date Comment Response
Submitted and
Format

their respectiveplanned functions,and their floor area
restrictions.

CommentS 20.
Notwithstanding the recommendationsof the Policiesto berevisedto reflect regional
CommercialStrategyStudy that the GatewayShopping function of EasternApproach.
Node is intended to serveasa "regional" focusof retail
activity in the City and to servea regional function, the
CommercialPolicy Amendment provides that the
plannedfunction of the "easternApproach is intended
to serveasa "sub-regional" focusof the retail and
serviceactivity in the City". Theconceptof the
"regional" and "sub-regional" centresand the proposal
to differentiate betweenthem requiresfurther
discussion.

Comment6 21.
Thefloor arearestrictionsidentified in the Commercial Policy to berevisedto address
Policy Amendment should takeinto accountthe suggestionsthat policiesberevisedto
expansionto the Wal-Mart departmentstorethat was take into accountexpansionto Wal- Mart.
approvedby Council at its meetingof the 28April 2009 Long term expansionof retail usesin the
by the enactmentof the Zoning By-law 2009-52.The nodeshould be tied to market demand
floor arearestrictionsapplicableto the Calloway Sites and the criteria put forth in policy 1.1.3.4.
should provide a long term policy direction for
expansionof the commercialcentreand intensification
of the EasternApproach node.

Comment7 22.
Contrary to the policiesof the existingOfficial Planfor Policiesfor the EasternApproach were

Dillon ConsultingLimited
W. ScottMorgan and Associates
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Comment-ResponseTable: City of Welland, Draft Official Plan CommercialPolicies

Sourceof Comment Date Comment Response
Submitted and
Format

i
the Welland Planning Area (the"Official Plan") that intended to bebasedon existing
apply to the Calloway Sites,the CommercialPolicy permissions.Future expansionsfor retail
Amendment doesnot makeany provision for future useswill be tied to market demand.
expansionsto the anchorstoresto takeplacewithout an Accordingly, policies for the Eastern
amendmentto the Official Plan,subjectto the Approach will be revisedto reflect
preparationof a market impact analysisin support of existing permissions.
any suchexpansion.This is a material and unjustified
changeto the existing Official Planpoliciesthat apply to
the Calloway Sites.

CommentS 23.
Thepermitted useand floor arearestrictionsidentified Westsidepermissionadded to reflect
in the CommercialPolicy Amendment for the Eastern existingpermissions.
Approach effectively preventing any developmenton
the WestSiteother than the homeimprovement store,
although the existing policiesof the Official Planclearly
intent the areato bedevelopedfor a rangeof
commercial,businesspark and light industrial useson
the WestSite.Theapproachin the CommercialPolicy
Amendment asit relatesto the EasternApproach is
short-sightedand doesnot provide any long term
planning framework for the Calloway Sites.It also
substantiallyderogatesfrom theexistingOfficial Plan
policiesthat apply to the WestSite.

Comment9 24.
TheRegionalShoppingNode identified in the Initially it had beensuggestedthat the
CommercialPolicy Amendment doesnot reflect the areabelabelledas"Sub-Regional"to
recommendationsof the CommercialStrategyStudy in avoid confusionbetweenthe "Regionof

Dillon ConsultingLimited
W. ScottMorgan and Associates

9



Comment-ResponseTable: City of WeIland, Draft Official Plan CommercialPolicies

Sourceof Comment Date Comment Response
Submitted and
Format

regardsto the planned function of the areaasa sub- Niagara" and the "RegionalTradeArea".
regionalnode. In the contextof the report the intent was

to recognizethe areaasthe focusof
commercialand retail activity within the
regional trade area.In the policiesthe
label appliesto the regional trade area
(not Niagara Region),hencethe name
RegionalShoppingNode. Note that both
theEasternApproach and SeawayMall
and vicinity servethe regional trade area.

Comment10 25.
Theplannedfunction of the Downtown should bemore SeeResponseitem 7.
clearly identified in the CommercialPolicy Amendment
alongwith policiesto guide the developmentof the
Downtown.

Comment11 26.
TheCommercialPolicy Amendment requiresthat Policiesto beclarified to include more
market impact studiesbepreparedfor "major specificdirection for the market impact
applications".However, the CommercialPolicy tests.
Amendment doesnot clearly identify the market impact
testand evaluationcriteria that will beapplied by the
City in reviewing thesestudiesand consideringsuch
applications.This is fundamental shortcomingassuch
policiesareessentialfor the proper implementation of
the intent of the Official Plan.

Comment12 SeeResponse1.

Dillon ConsultingLimited
W. ScottMorgan and Associates
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Comment-ResponseTable: City of WeIland, Draft Official Plan CommercialPolicies

Sourceof Comment Date Comment Response
Submitted and
Format

In summaryour client is concernedthat this planning
policy direction focuseson the statusquo and doesnot
provide a long term planning vision which is in keeping
with the20yearplanning horizon of the Official Plan.It
is clearthat further considerationis required regarding
therationalefor the proposedcommercialstructure,and
understandingof the relationshipsbetweenthe
commercialnodes,thepolicy direction regardingthe
plannedfunctionsof thecommercialnodes,and the
mannerin which changewill bemanagedin the
commercialstructure.

-----_ .. _-

Dillon ConsultingLimited
w. ScottMorganand Associates

11



APPENDIX III

City of WeIland
Official PlanCommercialPolicyAmendment

1.1 Commercial

1.1.1 Planning Objectives

1.1.1.1 Provide for the Orderly Growth and Distribution of Commercial Areas
TheCity will ensurethat thereis an appropriatedistribution of commercialareas
provided throughout theCity and that future growth occursin an orderly manner.

1.1.1.2

1.1.1.3

1.1.1.4

1.1.1.5

1.1.1.6

1.1.1.7

1.1.1.8

To Provide a Range of Commercial Uses
TheCity will ensurethat the land usepoliciesreflectan appropriate rangeof
commercialuses.

Support the City's Existing and Planned Commercial Hierarchy
WeIland'scommercialhierarchy is comprisedof a seriesof commercialnodesand
corridors, varying in size,form, location and use.Thepoliciesof this Planare
intended to support andenhancethe City's existingcommercialhierarchy.

Carefully Balance the Supply of Commercial Space with the Demand for
Commercial Goods and Services
TheCity will ensurethat thereis a sufficient supply of commercialland to meet
projectedmarket demandfor commercialgoodsand serviceswithin theCity's trade
area.

Support Existing Areas and Designations
In an effort to makeanefficient useof designatedlandsand reducevacancyrates,the
City will promoteexistingdesignationsandvacantland developmentby ensuring
that theseareasarebuilt-out beforeany majorexpansionto existing designatedareas
occurs.

Promote Opportunities for Intensification and Redevelopment
TheCity will promoteopportunities for intensificationand redevelopmenton
commerciallydesignatedlands locatedwithin thebuilt up areaof theCity.

Develop Attractive, Accessible and Pedestrian Friendly Spaces
TheCity will ensurethat all new developmentis designedin an attractivemanner,
which is accessibleto all and provides for theneedsof pedestriansand all other
modesof applicabletransport.

Minimize Potential Negative Impacts
New commercialdevelopmentswill beplannedto minimize thepotential negative
impactson adjacentland usesand transportationinfrastructure.
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City of Welland
Official PlanCommercialPolicyAmendment

1.1.2
1.1.2.1

1.1.2.2

Policies

Commercial Hierarchy
TheCity of WeIland'scommercialhierarchy is comprisedof a distinct setof nodes
andcorridors.Thepoliciesof this Planarediscussedin termsof thesesix distinctive
nodesand corridors, which are:

i. TheDowntown;
ii. RegionalShoppingNode;
iii. EasternApproach;
iv. Community CommercialNodes;

a. SouthPelhamMarket Plaza;
b. Northtown ShoppingCentre;
c. WeIlandPlaza;
d. RoseCity Plaza;and,
e. Lincoln Centre.

v. Community CommercialCorridors;
a. PrinceCharlesDrive South;
b. PrinceCharlesDrive North;
c. RiversideDrive;
d. King StreetNorth and South;
e. SouthworthStreet;and,
f. EastMain Street.

vi. NeighbourhoodCommercialNodes.

Thepoliciesidentified in sections1.1.2apply to theareasidentified on ScheduleA.

The Downtown
TheDowntown is wherespecializedcommercialretail, officeand serviceusesare
focused. As a mixed usednode,it is different from all othernodeswithin theCity,
functioning asthe cultural, community and administrativecentreof the City.
Combinedwith recreationaland residentialusesit is themostdiverseareaof theCity.
It is the intent of theCity to developcomprehensiveland usepoliciesfor the
Downtown through theNew Official Planprocesstaking into accountits multiple
functions.

1.1.2.3 Regional Shopping Node

1.1.2.3.A Planned Function
TheRegionalShoppingNode is intended to serveastheprincipal focusof
commercialactivity, providing retail commercialservices,entertainmentand business
officesfor residentswithin theregional trade area. Thetermregional refersto the
tradeareaand not NiagaraRegion.TheRegionalshoppingnodeservesan areawhich
includesthe City of WeIland,theCity Port Colborne,theTown of Pelham,the
Township of Wainfleetandpartsof theTownship of WestLincoln and theCity of
Thorold.

1.1.2.3.B Permitted Uses
This areaallows for bothenclosedand standalonestructures.Permitted usesinclude
a movie theatreand otherentertainmenttype uses,a full rangeof retail, office,and
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City of WeIland
Official PlanCommercialPolicy Amendment

servicecommercialuses,including anchorstoressuchassupermarkets,department
stores,apparel,home furnishing, drug and cosmetic,and other generalmerchandise
stores,smallerscalespecialtyretail stores,businessand professionaloffices, hotels,
motelsand personalservices,

1.1.2.3.C Scale
TheRegionalNode should beplannedto accommodateapproximately500,000square
feetof enclosedcommercialspacewithin theSeawayMall and anadditional 750,000
squarefeetof commercialspacesurrounding the Mall alongNiagaraStreetfor a total
of approximately 1.2million squarefeetof grossfloor areacommercialspace.

1.1.2.3.0 Design
TheRegionalShopping Node shouldbeplanned to reflect its importanceasthe
principal focusof commercialactivity in theCity. It is to bea transit-friendly setting.
Thenodeshould be pedestrianfriendly, barrier-freeand accessiblein its entirety.
Thereshould beample parking spacesto accommodateall vehicular traffic and
patrons. Building facades,landscapingand site planning in generalshould
complementoneanother to achievebalancedand an aestheticallysatisfying built
environment.

1.1.2.4 EasternApproach

1.1.2.4.A Planned Function
TheEasternApproach is intended to serveasa regional focusof retail and service
activity in theCity in an unenclosedshoppingcentrewith generallylarge scalefree-
standingfacilities containing new format retail big box stores.

1.1.2.4.8 Permitted Uses
EastSide
Permitteduseson the EastSideof theEasternApproach arelimited to one
departmentstore,an auto supply store,businessoffices,personalservice
establishments,banks, restaurants,fastfood outlets and othersuchcomplimentary
uses,provided that the minimum grossfloor areafor eachnon-departmentstore
DSTMunit is 4,000squarefeet.

WestSide
Permittedretail useson the WestSideof the EasternApproach arelimited to one
homeimprovement store.Big box retail usesarepermitted on theundeveloped
portion of the WestSide,southand westof the existing homeimprovement store,
provided that they areconsistentwith policies1.1.3.2,1.1.3.3and 1.1.3.5of this Plan.
A rangeof commercialserviceuses,including automobile dealerships,service
stations,restaurants,commercialrecreationuses,hotels,motels,call centresarealso
permitted on the site.

1.1.2.4.C Scale
TheEasternApproach will beplannedto provide for a total of up 438,000squarefeet
of commercialretail uses,comprisedof the following:
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City of Welland
Official PlanCommercialPolicyAmendment

EastSide
1. One177,500squarefoot departmentstore;
ii. One101,000squarefoot homeandautosupply store;
iii. 20,000squarefoot non-departmentstoreDSTM;.and,
iv. 15,000squarefoot of complementaryservicetype uses.

WestSide
i. One124,500squarefoot homeimprovementstore(including 50,700square

feetof storage,17,500squarefeetfor a gardencentreand 56,300squarefeet
for a homeimprovement store).

ii. Commercialserviceusesarealsopermitted on theundevelopedportion of
thesite,southand west of theexistinghomeimprovementstore.

1.1.2.4.0 Minimum Floor Size
Theminimum floor sizefor commercialretail units and complementaryservicetype
usesis 4,000squarefeet.

1.1.2.4.E Design
TheEasternApproachshould be plannedwith careful considerationfor all aspectsof
urban design. Thebuildings should provide a strongstreetedgeand a distinct sense
of place.Thenodeshould beuser-friendly,barrier-freeand accessible.TheEastern
Approachshouldbeaccessibleto transit users.

1.1.2.5 Community Commercial Node

1.1.2.5.A Planned Function
Community CommercialNodesareintendedto serveaslocal foci of retail activity at
sitesdistributed acrossthe City to servecommunity commercialfunctionswith free-
standingcommercialusesand small plazason larger lots that aregenerallyanchored
by supermarketfacilities or a large retailer.Community CommercialNodeswill serve
the needsof localresidentsin living in areaswithin relative closeproximity to the
Node.

1.1.2.5.8 Permitted Uses
Community CommercialNodesshould beplannedto accommodateafull rangeof
retail, office,andservicecommercialuses,including a supermarketor a general
merchandiseanchorstoreand a diversified mixture of basicshoppingfacilities,
specialtyretail, businessand professionaloffices,and personalservices.Community
ShoppingNodesaregenerallyanchoredby supermarketor a generalmerchandiser.

1.1.2.5.C Scale
Community CommercialNodesshouldbeplannedto accommodateup to 185,000
squarefeetof commercialspace.

1.1.2.5.0 Design
Community ShoppingNodesshould bedesignedasfocalpoints for adjacent
neighborhoods.Theyshould bepedestrianfriendly and include pedestrianaccessto
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City of Welland
Official PlanCommercialPolicyAmendment

adjacentneighbourhoods.Community ShoppingNodesshould alsobeaccessibleto
transit and should supply anadequateamountof parking facilities.

1.1.2.6 CommunityCommercialCorridor

1.1.2.6.A Planned Function
CommercialCorridors areintended to serveasafocusof retail activity alongmajor
accesscorridors to servea localcommercialfunction with free-standingcommercial
usesand small plazasgenerallyon relatively small lots.

1.1.2.6.8 Permitted Uses
CommercialCorridors permit usesto servethe travelling public with arangeof retail,
office,and servicecommercialuses,excludinga supermarketanchor,but including a
diversified mixture of specialtyretail, specialtyfood,businessand professional
offices,personalservices,placesof worship, automotivecommercialuses(excluding
motor vehicle body shopsand wreckers),hotels/ motels,placesof entertainment,
restaurants,private andcommercialschools,andprivate recreationalfacilities
(banquethalls and private clubs).

1.1.2.6.C Design
Community commercialcorridors are to beplannedbearingin mind activitiesthat
generatevehicular traffic. Thesecorridors areto besafe,pedestrianfriendly and
transit oriented. Drive-throughsareto belocatedin sucha way that theywill not
constituteany hazardor nuisanceto neighbours.Land usesthat have tendenciesto
generatelarger traffic volumesshould haveadequateparking facilities andgood
effectivetraffic planning to amelioratetraffic congestionand relatedhazards.

1.1.2.7 NeighbourhoodCommercial

1.1.2.7.A Planned Function
Neighbourhood Commercialareasareintendedto provide for daily or weekly
convenienceshoppingand serviceneedsof nearbyresidents.

1.1.2.7.8 Permitted Uses
Permitted useswithin NeighbourhoodCommercialareasinclude small retail stores,
small food stores,smallpharmacies,personalservices,financial institutions, service-
orientedoffice uses(suchasinsurance,realestate,medical/ dental offices,travel
services),small restaurantswhich areintendedto draw residentsof thesurrounding
neighbourhood(s).Residentialunits arepermittedabovecommercialuseswithin
thesebuildings.

1.1.2.7.C Location Criteria
NeighbourhoodCommercialareasarenot shownon ScheduleA of this Amendment.
NeighbourhoodCommercialareasarepermittedwithin theCity's residentialareas,
provided that they arelocatedat the intersectionsof arterial and/ or collectorroads
and fit within thecontextof the surrounding land uses.
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City of WeIland
Official PlanCommercialPolicy Amendment

1.1.2.7.D Scale
NeighbourhoodCommercialareasshould fit within thecontextof the surrounding
neighbourhood.Individual areasshouldnot exceed20,000squarefeet of grossfloor
area.

1.1.3

1.1.3.1

1.1.3.2

1.1.3.3

Other Policies

Infill and Intensification Development
Infilling and intensification is encouragedthroughout theCity's existing built up
commercialareas.Infilling on existingcommercialareasshould address:

i. Theneedfor additional parking locatedwhereverpossibleat the rear of the
building(s);

ii. Land usecompatibility;
iii. Accessibility;
iv. Thepotential for additional traffic;
v. Theneedfor a unified and cohesivedesignof theoverall siteby locating new

developmentat thestreetfront; and,
vi. Themaximum sizerequirementsidentified in this Plan.

Balancing Demand and Supply
TheCity of WeIland will support its commercialhierarchyby carefully balancingthe
demandfor retail commercialgoodswith an appropriatesupply of retail space.This
will beachievedby exercisingcontrol over expansionsto existingdesignatedretail
areas.New retail areasor expansionsto existing retail areasshallbe tied to market
demandasper the policiesoutlined in 1.1.3.3and 1.1.3.5.

Major Applications
Market Impact StudiesandPeerReviewsarerequired for all major applications
including expansionsand redevelopmentproposals.TheCity reservesthe right to
determinewhat constitutesa majorapplicationbasedon a seriesof qualitative and
quantitativecriteria. Generallymajor applicationsaredefinedasany application
greaterthan 30,000squarefeet.However,sizealoneshouldnot beconsideredthesole
factorin determining what constitutesa major application.Applications proposing
lessthan 30,000squarefeetmaystill beconsidereda "major application" within the
contextof anyone of thefollowing:

i. Theneedfor theproposeduse;
ii. Location,sizeand scaleof theproposeddevelopment;
iii. Potential for compatibility issues;
iv. Potentialmarket impactson the City's existingandplannedcommercial

areas;
v. Thepotential for negativeimpactson thenatural environment;
vi. Theadequacyof theexistingtransportationinfrastructure,including

pedestrian,transit andcycling infrastructure, servingthe proposeduse;or,
vii. Theadequacyof theexistingwater and wastewater infrastructure and other

municipal services.
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Official Plan Commercial Policy Amendment

1.1.3.4

1.1.3.5

1.1.3.6

1.1.3.7

1.1.3.8

1.1.3.9

Exceptions
Notwithstanding the policies of 1.1.2.4cand 1.1.3.2, the development of large retail
and wholesale uses and/ or future expansions for the department store and home and
auto supply store and the home improvement store located within the Eastern
Approach may be permitted without Amendment to this Plan provided that a Market
Impact Study is prepared by the proponent. The Market Impact Study shall be subject
to Peer Review by the City, at the expense of the proponents. Any development of
large retail and wholesale uses and/ or future expansions will require a site specific
Zoning by law amendment.

Market Impact Studies and Peer Reviews
Market Impact Studies and Peer Reviews shall document the impact of the proposed
application on the City's existing commercial hierarchy and include a supply-demand
analysis which identifies the City's existing supply of commercial areas, the demand
for commercial retail and is related to the population growth assumptions found
within the Official Plan. New nodes or expansion to existing nodes and corridors will
need to demonstrate that there are no adverse affects on the planned function of the
City's commercial hierarchy. The cost of Market Impact Studies and Peer Reviews will
be borne by the applicant/ owner.

Proposed Amendments
When considering proposed amendments to designate additional commercial areas,
the City, shall consider:

i. How the proposed amendment implements the Objectives set forth in this
Plan;

ii. The need for the proposed use;
iii. Location, size and scale of the proposed development;
iv. Potential for compatibility issues;
v. Potential market impacts and the potential for adverse affects on the City's

established commercial hierarchy;
vi. The potential for negative impacts on the natural environment
vii. The adequacy of the existing transportation infrastructure, including

pedestrian and cycling infrastructure, serving the proposed use; and,
viii. The adequacy of the existing water and waste water infrastructure and other

municipal services.

Zoning By-Law
The City's Zoning By-Law will be amended to reflect the policies of this Plan.

Site Plan Control
All development within the City's commercial areas is subject to site plan control. The
design policies of this Plan be implemented through site plan control and/ or urban
design guidelines.

Gross Floor Area
Within the land use designations of this Plan the term" gross floor area" refers to the
total floor area within a building, excluding utility areas, stairwell, washrooms and
corridors.
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