
Town of LaSalle
Zoning By-law Update Background 
Report
May 2021

DRAFT



  

 

 

Table of Contents  

 
Introduction and Purpose       1 

1.0 Additional Residential Units      1 
What are the Issues?        1 

Background Review        1 

How the Draft Zoning By-law Addresses Additional Residential Units   2 

2.0 Lodging Houses       3 
What are the Issues?        3 

Background Review        4 

What are the Opportunities for Management?     5 

How the Draft Zoning By-law Addresses Lodging Houses    6 

3.0 The LaSalle Town Centre - Malden Road and   6 
Sprucewood Avenue 
What are the issues?        6 

Background Review        7 

How the Draft Zoning By-law Addresses Malden Road and Sprucewood Avenue 7 

4.0 Mixed-Use Corridors       8 
What are the issues?        8 

Background Review        8 

How the Draft Zoning By-law Addresses the Mixed-Use Corridors   9 

5.0 Rural & Agricultural Areas      10 
What are the issues?        10 

Background Review        11 

How the Draft Zoning By-law Addresses the Rural and Agricultural Areas  11 

6.0 Farm Help Accommodations     12 
What are the issues?        12 

Background Review        12 

How the Draft Zoning By-law Addresses Farm Help Accommodation   12 

7.0 Future Urban Development     13 
What are the issues?        13 

Background Review        13 

How the Draft Zoning By-law Addresses Future Urban Development   13

 



  

 

 

  

 Page 1 of 14 

Introduction & Purpose 
 

Following the adoption and approval of the Town of LaSalle’s new Official 
Plan in 2018, the Town began the process of updating its Zoning By-law in 
May 2019.  This update is intended to bring the Zoning By-law into 
conformity with the policies of the Official Plan, and to address a number of 
emerging challenges that the current Zoning By-law struggles to address. 
 
The purpose of this Report is to provide an overview of these key ‘special 
issues’ and articulate how the new Draft Zoning By-law proposes to address 
them.  The Report describes how these issues are addressed in the Town’s 
Official Plan, examples of how other comparable municipalities have 
handled similar circumstances and how the applicable provisions in the new 
Draft Zoning By-law aim to overcome these challenges.   
 
In its essence, this Report provides an explanation for why certain directions 
and approaches were taken in the preparation of the new Draft Zoning By-
law. 
 
1.0  Additional Residential Units; 
 
2.0  Lodging Houses; 
 
3.0  The LaSalle Town Centre - Malden Road and Sprucewood Avenue; 
 
4.0  Mixed-Use Corridors; 
 
5.0  Rural & Agricultural Areas; 
 
6.0  Farm Help Accommodations; and, 
 
7.0  Future Urban Development. 
 
 

 
 
 
 

 

 

 

 

 

1.0  Additional Residential Units 
 
What are the Issues? 
 

As part of the Town’s approved Official Plan (2018), LaSalle Council adopted 
policies to implement the provincial legislative requirements of-the-day 
regarding additional residential units (then called ‘second units’), including: 
 

“Second units are permitted in all detached and semi-detached 
dwellings and ancillary structures in the Town’s Urban Area, 
subject to the provision of adequate on-site parking, and 
compliance with applicable zoning, Building Code and Fire Code 
requirements.” 

 
However, the Town’s new Zoning By-law will also have to implement the 
requirements of the Province's more recent Bill 108, which came into force 
following the approval of the Town’s Official Plan.  The 2019 More Homes, 
More Choices Act (Bill 108), established the requirement that municipalities 
authorize in their Official Plans and Zoning By-laws the use of an additional 
residential unit in detached, semi-detached, and row houses and in an 
ancillary building or structure (e.g. above detached garages or in coach 
houses), totalling three residential units on the property.  The Province has 
also released regulations on this topic, aimed at removing barriers to the 
creation of such units, including: 
 
- A maximum of one parking space for each of the additional residential 

units must be provided, which may be provided through tandem 
parking; 

 
- Where a municipal Zoning By-law requires no parking spaces for the 

primary residential unit, no parking spaces would be required for the 
additional residential units; 

 
- Where a municipal Zoning By-law is passed that sets a parking 

standard lower than a standard of one parking space for each of the 
additional residential units, the municipal Zoning By-law parking 
standard would prevail; 

 
- An additional residential unit, where permitted in the Zoning By-law, 

may be occupied by any person, regardless of whether the primary 
unit is occupied by the owner of the property; and, 

 
- An additional residential unit, where permitted in the Zoning By-law, 

would be permitted without regard to the date of construction of the 
primary or ancillary building. 

 

It must be noted that the full implementation of Bill 108 will require one or 
more Official Plan Amendments, including permission for two dwelling units 
in addition to the principle detached, semi-detached or row house dwelling 
unit. 
 
The intent of the Province is to recognize that additional residential units 
can play an important role in broadening housing options, contribute to the 
pool of rental units and have the potential to also provide more affordable 
housing.  Permissions for three units on single detached, semi-detached and 
townhouse properties provides an incredible opportunity to add ‘gentle’ 
density to existing neighbourhoods where servicing and community 
facilities are already in place, without significant impacts of the prevailing 
character and built form of the neighbourhood.  Additionally, this form of 
housing can help to support evolving household types, creating the 
flexibility to accommodate multiple generations, particularly aging parents 
or adult children. 
 
It will be important that permissions for additional residential units are 
implemented in the new Zoning By-law in a way that is appropriate for the 
Town, meets Provincial requirements, and achieves the Town’s housing 
objectives.  This will include consideration of elements such as: 
 
- The type of dwelling units that would qualify and where those units 

can be built in LaSalle; 
 
- Parking requirements; 
 
- Size of additional residential units; and, 
 
- Access to the additional residential units. 
 

Background Review 
 

| Provincial Requirements - Bill 108 
 

The requirements associated with Bill 108 are still considered relatively new, 
and as such, have generally not been fully implemented across Ontario.  
However, there has been significant implementation of additional 
residential units with respect to the requirements in place prior to Bill 108, 
which permitted one additional residential unit for each single, semi-
detached and townhouse dwelling.   
 
Municipalities are also now beginning to examine approaches to 
implementing the required permissions for two additional residential unit 
introduced by Bill 108, generating a significant amount of discussion around 
the various elements of this type of housing.   
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The following reflects a review of zoning provisions from a range of Ontario 
municipalities, in addition to recent research and discussion, which will be 
helpful in determining an approach for the new LaSalle Zoning By-law. 
 
- The Location of Additional Residential Units - Additional residential 

units are generally permitted within single detached, semi-detached, 
linked housing, and townhouse dwellings. In addition, Bill 108 and 
many municipalities allow additional residential units to also be built 
within accessory buildings on the same lot as the principal dwelling.  
Additional residential units are typically permitted within residential 
zones, and in some smaller and more rural municipalities, within 
agriculture and rural zones.  

  
 Additional residential units within accessory buildings often have 

additional regulations that apply to them, such as setback 
requirements from lot lines and the primary dwelling, landscaping 
requirements and servicing and access requirements. 

 
- Parking - Research has shown that onerous parking requirements can 

prevent property owners from building additional residential units. In 
fact, and as noted previously, the Province released regulations in 
support of Bill 108 which specifically aim to reduce barriers created by 
parking requirements. 

 
Of the reviewed municipalities, the vast majority require a new 
parking space to be provided on site for an additional residential unit. 
Many municipalities allow for this parking space to be provided as an 
in-tandem with existing parking, making the provision of parking less 
prohibitive, which is consistent with the Provincial regulations. In 
more urban and dense cities such as Ottawa and Toronto, there are 
no parking requirements for additional residential units, reflecting 
that in larger cities residents may not have cars and there is ready 
access to public transportation. 
 
With the more recent requirements to permit two additional 
residential units on properties, municipalities have also been 
exploring other options to find the right balance between sufficient 
parking and encouraging the creation of new units.  One such option 
is requiring a parking space for only the first additional residential unit, 
but not the second.  This aims to support the feasibility of providing 
more units in more urban areas that are closer to services and 
amenities, and therefore better positioned to support additional 
residents.  These more urban properties might not have the lot area 
to provide two parking spaces in addition to the parking required for 
the principal dwelling, and therefore the one parking space for both 
additional residential units is aimed to find that balance. 

 

- The Size of Additional Residential Units - Most municipalities limit the 
size of additional residential units to be within 40 to 50% of the gross 
floor area of the principal dwelling, ensuring that such units remain 
‘accessory’ to the principal dwelling. Generally, if the additional 
residential unit is located within the basement, it can span the entirety 
of the basement.  Some municipalities also provide numerical 
minimum and maximum sizes.  Maximum size regulations in particular 
may be helpful for additional residential units which are in accessory 
buildings, as a way to mitigate potential impacts on adjacent 
properties.   

 
It should be noted that recent zoning trends have generally moved 
away from providing minimum gross floor area requirements for 
dwelling units of any kind, as such requirements can negatively impact 
the supply for more affordable housing options.  Minimum dwelling 
unit gross floor area requirements from a health and safety 
perspective are regulated by the Ontario Building Code. 

 
- Access - Most of the municipalities that were included in this review 

do not allow for the creation of a new front entrance for an additional 
residential unit within the principal building. The entrance to an 
additional residential unit must generally be located to the side or rear 
of the principal dwelling or entered through an internal vestibule 
using the existing primary entrance. This type of regulation is 
generally justified on the basis of ‘maintaining neighbourhood 
character’.  However, regulations against a second front entrance for 
an additional residential unit have come under fire by affordable 
housing advocates due to the potential hurdles they can create for 
the creation of additional residential units and the perceived message 
that additional residential units are not a socially ‘acceptable’ use. 

 
There are fewer examples of regulations for additional residential 
units within accessory buildings, but access requirements are often 
related to emergency or fire services access, since units are generally 
located in the rear yard.  As a result, access regulations specify a 
minimum width for a clear, outdoor pathway to the unit and in some 
cases a maximum distance the unit can be from a public road right-of-
way.  Regardless of whether the unit is internal to the principal 
building or in an accessory building, many municipalities require that 
a hard-landscaped path that is a minimum of 1.2 metres wide be 
provided to access the additional residential unit.  
 
Requirements relating to external access, and the external alterations 
that are permitted to the primary dwelling for the purposes of 
creating an additional residential unit, vary widely by municipality. 
However generally speaking, limiting exterior alterations can make it 
more difficult for residents to build additional residential units within 
their existing primary dwelling. 

| The Role of "Tiny Homes" 
 

Tiny homes are part of the growing trend of embracing smaller, more 
affordable homes made with sustainability in mind, with the intention of 
living more simply.  However, what many would view as conventional tiny 
homes would typically not be permitted as additional residential units, 
because they are designed to be portable, built on wheels or on temporary 
foundations, as such, they are considered as Recreation Vehicles (RV), which 
are only legal as full time accommodation when they are parked in a RV park.  
 
Notwithstanding the above, the approach and philosophy behind tiny 
homes have the potential to be adapted to the new permissions for 
Additional Residential Units in ‘accessory buildings’, provided they are built 
on permanent foundations, are connected to municipal piped sewer and 
piped water infrastructure and meet the minimum requirements of the 
Ontario Building Code and Fire Code to ensure the health and safety of the 
residents.   
 

How the Draft Zoning By-law Addresses Additional 
Residential  Units  
 
In the Definitions Section of the Draft Zoning By-law, Additional Residential Units, 
are defined as follows: 

  
 "Additional Residential Unit (Attached)" means a self-contained 

residential unit with kitchen and bathroom facilities within a 
single detached, or semi-detached dwelling on the same lot that 
accommodates the primary dwelling unit.    

 
 "Additional Residential Unit (Detached)" means a self-contained 

residential unit with kitchen and bathroom facilities within an 
accessory building on the same lot that accommodates the 
primary single detached or semi-detached dwelling unit.  

  
The Draft Zoning By-law permits Additional Residential Units within a single 
detached and semi-detached dwellings in the Residential One Zone, the 
Residential Two Zone and the Waterfront District Zone 2. Additional 
Residential Units are permitted both within an existing dwelling and within 
an accessory building, allowing a maximum of two Additional Residential 
Units on each applicable lot. Additional Residential Units are not permitted 
in the Rural/Agricultural Area as these lands do not have full municipal 
servicing and are not targeted for intensification. 
 
The General Provisions Section of the Draft Zoning By-law sets the stage for 
Additional Residential Units.  The key elements of the regulatory regime for 
all Additional Residential Units include: 
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- Recognition that both an attached and a detached Additional
Residential Unit are permitted in conjunction with any single -
detached or semi-detached dwelling, subject to conformity with all of
the other stated regulatory elements;

- That all Additional Residential Units appropriately meet the applicable
requirements of the Building Code and Fire Code;

- The requirement that all Additional Residential Units are connected to
municipal sewer and water services; and,

- That all Additional Residential Units are a minimum size of 40 square
metres.

More specific to an Additional Residential Unit (Attached), and in addition 
to the regulations for all Additional Residential Units listed above, the 
following regulations apply: 

- The gross floor area of the Additional Residential Unit (Attached) shall
be limited to a maximum of 40 percent of the gross floor area of the
primary dwelling unit; and,

- A maximum of one pedestrian entrance to the primary dwelling
and/or the Additional Residential Unit (Attached) shall be located on
each public street façade.

More specific to an Additional Residential Unit (Detached), and in addition 
to the regulations for all Additional Residential Units listed above, the 
following regulations apply: 

- The gross floor area of the Additional Residential Unit (Detached)
shall be limited to a maximum of 75 square metres;

- The additional Residential Unit (Detached) shall be placed upon a
permanent footing/foundation; and,

- An Additional Residential Unit (Detached) must have direct
pedestrian access from a public street or laneway, built in accordance
with the requirements of the Accessibility for Ontarians with
Disabilities Act.

Further, the setback requirements for an Additional Residential Unit 
(Detached) are identified in the General Provisions, as follows: 

- Within the R1 and R2 Zones:
- Minimum Exterior Side Yard - 3m
- Minimum Interior Side Yard - 1.2m
- Minimum Rear Yard - 1m

- Within the W2 Zone
- Minimum Exterior Side Yard - 4.5m
- Minimum Interior Side Yard - 1.5m
- Minimum Rear Yard - 1m

Parking for both Detached or Attached Additional Residential Units may be 
provided by tandem parking, up to a maximum of two vehicles parked in 
tandem. Additionally, if one parking space is provided for the first additional 
residential unit no additional parking space is required for the second 
additional residential unit. These more flexible parking requirements make 
adding additional residential units to existing homes more realistic, 
supporting greater housing choice in existing neighbourhoods. 

2.0  Lodging Houses 

What are the Issues? 

Throughout southern Ontario rising housing costs and low vacancy rates 
have caused increased rents and more competition for housing across the 
board, resulting in some tenants struggling to find affordable housing that 
meets their needs. Many municipalities are facing challenges in adequately 
responding to demand for short and mid-term rental opportunities (which 
can be partially fulfilled with Lodging Houses), and have struggled to 
balance the needs and interests of existing homeowners with tenants and 
landlords.   

As a result of the high demand for, and costs of rental housing, and often 
limited oversight of rental units, a number of issues related to Lodging 
Houses have been identified, including:  

- Health and Safety Concerns - There is significant concern that living
conditions in many Lodging House units are substandard in terms of
ongoing maintenance protocols and, importantly, compliance with
the Building Code and Fire Code.  These conditions may threaten the
health and safety of tenants;

- Uninformed/Unempowered Tenants - A general lack of understanding
of tenant rights and landlord obligations, and avenues for redress, has
been identified as a concern.  Without this information, and a
willingness to use it, issues such as maintenance, unit repairs,
appropriate heating and pest control may go unresolved;

- Substandard Rental Units - The strong demand for the relatively
inexpensive housing provided by Lodging Houses provides a ready
market for landlords looking to install as many bedrooms as possible,
sometimes at the expense of common areas, amenity spaces,
adequate kitchen and washroom facilities and health and safety
standards.  In particular, it can become very evident that properties
that are not designed to accommodate the amount of people and cars
and their by-products can become eyesores, dramatically altering the
character and reputation of a community; and,

- Nuisances - In many traditional low-rise residential neighbourhoods
with an existing community of long-time residents where there is an
influx of conversions to Lodging Houses, existing community
members have expressed a number of concerns with the annual
churn of tenants which, in large enough quantities, can undermine
community cohesion and can create a number of nuisances, including
parking issues, excessive noise, vandalism, rowdy parties, drug use,
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poor waste management practices/storage and poor property 
maintenance.   

 

Background Review 
 
| Jurisdiction and Powers of Municipalities 
 
Many municipalities have a long history of efforts to deal with the issues 
associated with Lodging Houses - short and mid-term rental housing -  which 
have generally focused on addressing conflicts resulting from residential 
intensification within established neighbourhoods.  Recently, municipalities 
have recognized the importance of adopting comprehensive measures that 
focus on the use of multiple regulatory tools interchangeably, as well as 
establishing partnerships with communities, tenants and landlords.  This 
approach recognizes that there are limitations in terms of what zoning alone 
can do to address the housing needs of short to mid-term tenants. 
 
The following outlines some of the issues and opportunities with respect to 
the various powers of municipalities in managing Lodging Houses:   
 
- The Planning Act - The key tool for municipalities under the Planning 

Act related to the management of Lodging Houses is the Zoning By-
law.  However, Zoning By-laws can only regulate housing from a land 
use perspective, without regulating the tenure or the occupancy of 
the dwelling unit, and therefore generally cannot include regulations 
specific to short and mid-term rental housing, except where the 
purpose-built housing has certain built form characteristics (an 
apartment building, for example) that distinguish its built form from 
other building types.   

 
 In general, municipalities can and have used Zoning By-laws to control 

elements such as where defined dwelling types/scales may locate, 
amount of amenity space, parking requirements and number of 
permitted bedrooms.  However, there has also been some concerns 
raised, especially with respect to human rights, that specifying 
bedroom limits, amenity requirements and unit sizes could 
disproportionally impact housing availability or affordability for 
protected groups.  For example, certain ethnic groups are more likely 
to have multi-generational households, or which include extended 
family members or long-term visitors, and who would therefore need 
a larger number of bedrooms.  Further, some municipalities have 
found that it is difficult to enforce such requirements through zoning 
alone, as the purpose of rooms can be altered relatively easily and 
without the need for further building permits. 

 
 Further, and as mentioned previously in this Report, Bill 108 

established the requirement that municipalities authorize in their 
Official Plans and Zoning By-laws permissions for Additional 

Residential Units.  The Province also released associated regulations 
aimed at removing barriers to the creation of such units.  It is fully 
expected that these new permissions will contribute to widen the 
pool of available rental units in established neighbourhoods.  Once 
the Additional Residential Unit zoning provisions are in place, there 
may be a reduced desire or demand for Lodging Houses as a 
contributor to the short to mid-term rental market.    

 
- The Building Code - The Building Code governs the construction, 

renovation, demolition and change of use of buildings.  The Building 
Code sets minimum standards for construction to minimize the risk to 
the health and safety of the occupants of a building.  The Building 
Code sets standards such as minimum room sizes, fire separation and 
egress and building design requirements, such as those relating to 
energy efficiency and barrier-free design.  These are minimum 
standards which can be exceeded.  Building and occupant safety are 
paramount in the Building Code and municipalities are responsible for 
enforcing the BCA and Building Code.   

 
 Any alterations, construction for change of use of building to create 

student housing which requires a building permit must meet Building 
Code standards, which generally includes an inspection by a municipal 
Building Inspector.  A significant issue with respect to health and 
safety is where property owners, in an effort to avoid meeting 
municipal or Building Code standards, or without knowing the 
requirements, complete the work without a permit. 

 
 The Building Code, and its enforcement, is a key tool in the regulation 

of the design and occupancy of Lodging Houses.  The key is to ensure 
that there is enough opportunity for municipal oversight of Lodging 
Houses during construction, and from time to time once the building 
is occupied. 

 
- The Fire Code - Fire safety in Ontario is governed by the Fire Code, 

which sets out minimum requirements related to fire safety in 
buildings and their surrounding properties.  With respect to Lodging 
Houses, and other residential uses, these requirements include the 
need for safe egress from bedrooms, fire alarms and fire safety 
planning. 

 

 Again, in concert with the Building Code, the Fire Code and its 
enforcement is a key tool in the regulation of the design and 
occupancy of Lodging Houses.  The key is to ensure that there is 
enough opportunity for municipal oversight of Lodging Houses during 
construction, and from time to time once the building is occupied. 

 
- Licencing By-laws - The Municipal Act gives municipalities the specific 

authority to license, regulate and govern businesses operating within 

the municipality, which includes passing licensing by-laws covering 
the business of renting residential units.  Licensing is used as a way to 
require the owner to comply with the Zoning By-law and also with 
other regulations such as property standards by-laws and the Building 
and Fire Codes, to promote compliance with minimum health and 
safety requirements. 

 
It should be noted however, that rental housing, and more specifically 
Lodging House Licensing By-laws can have a disproportionate adverse 
impact on or target people or groups protected through the Ontario 
Human Rights Code.  For this reason, the Ontario Human Rights 
Commission (OHRC) released a guide, Room for everyone: Human 
rights and rental housing licensing in 2013, to assist municipalities in 
ensuring that their rental housing regulatory practices do not create 
barriers and discrimination in housing for groups protected by the 
Ontario Human Rights Code, which includes making it more difficult 
to find affordable housing that meets their needs.  The guide provides 
the following key building-related recommendations for avoiding the 
discriminatory impacts of rental housing licensing: 
 
- Avoid arbitrary bedroom caps; 
 
- Avoid gross floor area requirements that exceed the Building 

Code; 
 
- Eliminate per-person floor area requirements; and, 
 
- Eliminate minimum separation distances. 

 
Licensing By-laws may reasonably contain provisions relating to 
garbage and snow removal, maintenance, health and safety 
standards and parking.  The licensing of Lodging Houses is particularly 
appealing to municipalities in that it places the onus on 
landlords/investors to manage their properties in conformity with 
municipal standards and provides the right for By-law Enforcement 
Officers to enter properties for inspections, improving the oversight 
of rental properties and improving opportunities to make a 
determination about when there are serious deficiencies in the units 
that compromise health and safety (Building Code/Fire Code) and/or 
which contravene the municipality’s other applicable By-laws.   
As always there is the risk that problematic landlords will continue to 
operate Lodging Houses without a license, creating a situation where 
only existing ‘good’ landlords comply with the new requirements.  It 
is therefore important that the municipality design a Lodging House 
Licencing By-law to ensure that it does not create so great a barrier as 
to dissuade participation, and to establish an effective enforcement 
and/or incentive program.   
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In cases of non-compliance with a Lodging House Licencing By-law, 
municipalities can issue fines for offenses.  Where a landlord is 
operating without a license, continued failure to comply could also 
result in further legal action as provided in the applicable By-laws.   

 
- Property Maintenance, Property Standards and Noise By-laws - 

Municipalities have the power under the Municipal Act to implement 
a number of by-laws that can manage the impacts of non-compliant 
neighbours on their adjacent community, from Property Maintenance 
and Standards By-laws to manage the physical condition of housing 
and property, to Noise By-laws that can manage the potential 
disruptiveness of noisy neighbours.  These By-laws apply to everyone 
in the community equally, and are not just focused on Lodging 
Houses.   

 
 Historically, municipal enforcement of these by-laws is largely on a 

complaint basis.  Further, By-law Enforcement Officers have limited 
powers, including not being able to enter properties without the 
landlord or tenant’s permission.   

 

What are the Opportunities for Management?  
 
One of the overarching factors that is key to the discussion of short to mid-
term rental opportunities is that, in Canada, under the Charter of Rights and 
Freedoms, there is no definition of "family".  The lack of definition means 
that people can live together communally without having any criteria of a 
familial relationship - and more importantly, regulatory tools cannot 
regulate the use of housing based on familial relationships.   
 
Further, the legislative framework for land use planning in Ontario prohibits 
a municipality from exercising control over the tenure (rental or ownership 
or occupancy of a house (who, how many, relationship).  Fundamentally, 
that means that the Zoning By-law is not an effective tool for 
regulating/managing Lodging Houses within the municipality.  Other tools 
are likely to be much more effective: 
 
- Maintenance and Occupancy By-laws; 
 
- Licensing By-laws; and, 
 
- Ontario Building Code and Fire Codes. 
 
If a licencing regime is to be implemented, it does require a commitment to 
enforce the regulatory elements of the licence, and it requires a concerted 
effort to attract landlords to participate in the program, and comply with 
the regulations. 
 
 

| Case Studies 
The following is a summary of a number of case study municipalities were 
short to mid-term rental units - Lodging Houses - have traditionally 
proliferated, and where a number of solutions have been implemented: 
 
- City of Kingston - The City of Kingston has considered establishing a 

Rental Housing Licensing By-law three times over the past 12 years.  
The latest consideration was at the end of 2018 where Council decided 
to defer the proposed Rental Housing Licensing By-law until the 
ongoing secondary planning studies and the Zoning By-law 
consolidation were complete.  Apart from licensing, the City 
undertakes several other initiatives to manage Lodging Houses/short 
to mid-term rental housing: 

 
- A voluntary program for landlords who have had their units 

inspected by a third party certified property inspector for 
compliance with the City’s Property Standard By-law and who 
then receive priority placement on the Queen's University’s 
Housing Listing Service;   

 
- An aggressive approach to enforcing Property Standards and 

Noise By-laws; and, 
 
- Implementation of a Nuisance By-law to give power to the 

police and By-law Enforcement Officers. 
 
- City of Oshawa - The City of Oshawa was the first municipality to 

implement Rental Housing Licensing in 2005, which applies to the 
neighbourhoods nearest to Durham College and Ontario University 
Institute of Technology, a 28 square kilometre area.   

 
 The licensing was in reaction to rapid enrolment growth which 

encouraged landlords to convert houses in the adjacent 
neighbourhoods into rental units with as many as eight bedrooms.  
This resulted in a number of complaints from neighbours regarding 
overcrowding, noise, nuisance and parking.   

 
Applications for a Licence requires the following key information: 
 
- Proof of ownership; 
 
- Floor plans showing bedrooms; 
 
- Maintenance and parking plans; 
 
- Proof of insurance; 
 
- Meet fire safety requirements; and, 

 
- Demonstrate compliance with applicable legislation and By-

laws. 
 
 The licensing regime excludes owner-occupied dwellings with fewer 

than three tenants, and puts a four-bedroom limit on rental 
properties.  Bedrooms cannot occupy more than 40 percent of the 
house.  Four bedrooms was selected as the limit as most of the houses 
in the area were built as 3-4 bedroom single detached dwellings, 
which establishes a ‘built form’ to measure and control the level of 
intensity of rental residential uses.  

 
 Licenses are subject to annual renewal; the City publishes a list of 

rental dwellings and License Holders receive demerit points for 
violations and lose their license if they accumulate too many points. 

 
 Overall, the City considers the By-law as being very successful in 

mitigating the issues that had been identified; there are currently 
approximately 600 licensed properties. 

 
- City of Waterloo - The City of Waterloo implemented a licensing 

system for low-rise rental accommodation in 2011.  The By-law sets 
out: 

 
- A maximum of four bedrooms per dwelling unit (five if owner-

occupied); 
 
- Bedrooms may not occupy more than 40% of the unit (50% when 

owner-occupied).   
 
 Licensing requires the owner to ensure the grass is cut, the property 

is free of waste, and snow and ice are cleared within 24 hours.  
Landowners must also register a parking, waste and snow storage 
plan. 

 
 The Waterloo Rental Housing Licensing By-law divides up types of 

rental units into a number of “Classes” which differentiate based on 
built form, number of bedrooms, whether it is owner-occupied, 
whether the unit is temporary, and also includes categories for 
boarding houses, lodging houses or rooming houses. 

 
  Licencing By-law establishes the following application requirements: 
 

- Proof of ownership; 
 
- Proof of insurance; 
 
- Criminal record check; 
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- Functioning heat and air conditioning; 
 
- Electrical safety check; 
 
- Fire inspection; and, 
 
- Zoning compliance. 

 
As of 2017, 3,680 rental units were licensed, each with a property 
maintenance plan, and enforcement has been effective. From 2012-
2016 inspections revealed over 700 Fire Code violations, 1,200 
electrical system deficiencies and resulted in 350 By-law convictions.   

 
-  City of London - The City of London passed its Rental Housing 

Licensing By-law in 2011, which applies to any building containing four 
or less rental units and converted dwellings (including secondary 
units).  Rental units in apartment buildings, stack townhouses or 
townhouses are exempt, as are owner-occupied units which are being 
rented for no longer than 12 consecutive months in a 24-month period.  
While the Rental Housing Licensing By-law does not specify a 
bedroom limit, the City’s Zoning By-law limits bedrooms to 5 in a 
dwelling unit. 

 
- City of North Bay - The City of North Bay first implemented a Rental 

Housing Licensing By-law in 2012, limited to a specified geographical 
area, which was later expanded in 2016 to be City-wide.  The Rental 
Housing Licensing By-law applies to all rental units, although 
apartment buildings with four or more units and owner-occupied 
units with no more than two rental bedrooms are exempt.  The Rental 
Housing Licensing By-law limits the number of bedrooms occupied by 
tenants to five, although the City considers and sometimes permits 
minor variances.   

 
- City of Thorold - The City of Thorold implemented its Rental Housing 

Licensing By-law in 2018, which applies to all existing and new 
residential rental properties with four or fewer units; owner-occupied 
units with up to two rental bedrooms are exempt.  There is no limit on 
the number of bedrooms – however it is intended that the number of 
bedrooms/habitable rooms per parking space will be regulated by the 
Zoning By-law. 

 
How the Draft Zoning By-law Addresses Lodging Houses 
 
It is incumbent upon municipalities to ensure that an appropriate mix and 
supply of housing is available to meet the needs of all residents, and to 
create a regulatory framework which is fair, transparent and effective in 
mitigating impacts among various resident groups.  Of fundamental 

importance is the need to ensure that the housing stock available is 
designed to promote the health and safety of its residents, while ensuring 
no undue, adverse impacts on adjacent residential properties. 
 
As noted, the Zoning By-law is considered a relatively ineffective tool for the 
regulation of Lodging Houses because Zoning By-laws can only regulate 
housing from a land use perspective, without regulating the tenure or the 
occupancy of the dwelling unit, and therefore generally cannot include 
regulations specific to short and mid-term rental housing, which includes 
Lodging Houses.   
 
It appears that the best way to provide appropriate oversight to the Lodging 
House issue is to establish a Rental Housing Licencing By-law, as has been 
implemented in numerous Ontario municipalities.  Importantly, a 
prerequisite to establishing a licencing regime is to define and permit 
Lodging Houses in the Zoning By-law.  As such, the Draft Zoning By-law 
provides a definition of a Lodging House, which is further subdivided into 
Rooming House and Boarding House, as follows: 
 

“Lodging House” means a residential building, or part thereof, 
used for communal residential occupancy where a proprietor 
offers lodging rooms in return for remuneration or the provision 
of a service, or for both.  All lodging houses shall be licensed by 
the municipality, and are categorized as follows: 
 
i) "Rooming House" means a dwelling where guest rooms are 

offered, with or without meals, for long-term 
accommodation (generally more than one month). The 
dwelling is not owner-occupied; and, 

 
ii) “Boarding House" means an owner-occupied dwelling 

where guest rooms are offered, with or without meals, for 
long-term accommodation (generally more than one 
month). 

 

Lodging Houses are only a permitted use in the Residential One Zone and 
the Residential Two Zone.  The Draft Zoning By-law anticipates the 
establishment of a Lodging House Licencing By-law. 

 
 
 
 
 
 
 

3.0 The LaSalle Town Centre - Malden Road 
and Sprucewood Avenue 

 
What are the issues?  
 
The recently completed Economic Development Strategic Plan (2018) 
identifies a number of business sectors where there is significant 
opportunity to increase their presence in LaSalle based on population and 
income, including restaurants, accommodations, professional services, 
personal services, health care and retail.  Increases in these types of 
businesses would create a demand for additional commercial floor space in 
LaSalle, and particularly in the LaSalle Town Centre. 

 
The Strategic Plan also indicated that the new LaSalle Official Plan provides 
the policy framework to support LaSalle’s economic development vision, 
including  its gradual transition from a predominantly residential suburb to 
a much more complete community.  
 
LaSalle’s Official Plan states that the LaSalle Town Centre is intended to be 
a focal point for major retail, institutional and commercial development, as 
well as higher density residential uses, all the while promoting good urban 
design and high quality architecture and landscapes.  The LaSalle Town 
Centre is evolving in to a mixed-use centre of regional importance, drawing 
a customer base and attracting new residents from south Windsor as well 
as Amherstburg.  The LaSalle Town Centre is expected to continue to  
develop into a compact, walkable and mixed-use centre with a focus on 
buildings that frame the street, with parking located to the side and rear of 
buildings.   
 

Within the LaSalle Town Centre, Malden Road and Sprucewood Avenue are 
set to become the principal commercial and mixed-use corridors.  The 
Official Plan identifies that the Town is set to grow from a population of 
approximately 30,000 to a population of 60,000 over the next two or three 
decades, and this significant growth will result in increased demand for 
commercial space and a vibrant, diverse and dynamic Town Centre.  For this 
reason, the Official Plan extended the area of the LaSalle Town Centre to 
anticipate future growth and development.  In particular, both Malden Road 
and Sprucewood Avenue have been identified as having the higher traffic 
volumes that are conducive to successful commercial spaces which are 
attractive for both existing and future business owners. 
 
There is currently over 500,000 square feet of commercial floor space in the 
LaSalle Town Centre, including grocery stores, pharmacies, medical and 
professional offices, home improvement stores, restaurants, and many 
other personal and service commercial establishments, that provide a broad 
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range of goods and services to LaSalle residents and also to parts of west 
and south Windsor.   
 
The LaSalle Town Centre is intended to continue to develop with a range of 
uses, including higher density residential uses, however it is important that 
more active commercial uses are prioritized along the street to create a 
vibrant streetscape.  Prioritizing commercial uses at grade will help to 
maximize opportunities for new businesses to locate in the LaSalle Town 
Centre, providing needed local employment, and continuing to broaden the 
range of goods and services locally available to residents and visitors.  On 
top of these economic development objectives, a concentration of at-grade 
commercial uses along Malden Road and Sprucewood Avenue will help to 
support public transit and encourage more active transportation, 
particularly through creating an attractive pedestrian realm. 
 
Notwithstanding the above, properties along Malden Road and 
Sprucewood Avenue have some challenges to overcome before achieving 
the vision for this mixed use area, particularly: 
 
- The limited amount of street frontage that exists along Malden Road 

and Sprucewood Avenue within the LaSalle Town Centre, it is critical 
to protect the potential for at-grade commercial uses to respond to 
this anticipated future demand; and, 

 
- Deep, narrow lots make it more difficult for this transitioning 

residential area to attract commercial uses, because developers are:: 
 

- Limited to built forms appropriate for such narrow lots; and/or  
 
- Require the consolidation of two or more lots prior to 

development.   
 
Overcoming these issues requires a strategic zoning approach that can 
unlock the desired development potential.  Elements to be examined 
include: 
 
- Location of parking, directed away from the street frontage; 
 
- Regulations around what types of uses should be permitted on the 

ground floor; 
 
- The amount of street frontage that should be reserved for 

commercial uses; and, 
 
- Building location and orientation. 
 

 
 

Background Review 
 
| Case Studies 
 

A number of more recent zoning by-laws were reviewed to explore different 
approaches for developing vibrant, mixed-use areas, which could be 
applicable to the LaSalle Town Centre.  The findings of this review are 
included below. 
 
- Creating a Vibrant, Commercial-Focused Streetscape - To support the 

creation of more active, vibrant streetscapes, the zoning by-laws 
frequently contain restrictions on the location and scale of residential 
uses.  For example, both Kingsville and Leamington have 
implemented commercial/mixed-use zones along their main streets, 
which permit residential uses only above the ground floor, or behind 
a commercial use on the main floor, with the exception of entrances 
to the residential portion of the building.  Leamington also has a 
minimum building height of 6.0m to help create a strong street 
frontage and encourage multi-storey buildings likely to have a mix of 
uses.   

 
 More urban municipalities, such as Oakville and St. Catharines, 

provide more nuanced restrictions, such as: 
 

- Prohibiting stand-alone residential buildings on lots having a 
front or exterior side lot line abutting roads that are intended 
to be more retail/commercial focused; 

 
- Where residential dwelling units are located on the ground 

floor, requiring the main front entrance(s) to be oriented 
towards the public street (rather than to a rear parking lot); 

 
- Prohibiting residential uses in the first 9.0m of depth of the 

building on the ground floor, or limiting residential to maximum 
percentage of the main wall (i.e.15%); 

 
- Requiring that a minimum percentage (i.e. 75%) of the main 

frontage wall is within a defined distance of the front lot line, 
defined through minimum and maximum front yard setbacks – 
this creates a more consistent building frontage framing the 
street and can also be applied to the exterior side yard; 

 
- Establishing a maximum percentage of the building floor area 

that can be used for residential uses (i.e. 30%-75%); and, 
 
- Establishing a minimum percentage of the street-facing 

building façade devoted to openings (i.e. 50%-60%), which can 
contribute to more interesting and permeable facades. 

 
Looking closer to home, several Windsor BIA Areas, such as 
Walkerville, Via Italia/Erie Street and Ottawa Street also have zoning 
provisions that require residential uses to locate above non-
residential uses in mixed-use buildings. 

 
- Mitigating Development Challenges on Narrow Lots - While the zoning 

by-laws do not specifically reference the need to facilitate 
development on narrow lots, some provisions can help to mitigate the 
challenges by maximizing what frontage there is.  For example, 
Oakville’s zoning by-law does not require any side yard setbacks in 
some commercial/mixed-use zones, except when the lot is adjacent 
to a residential, institutional or community use zone, which allows the 
building to maximize the lot width.   

 
In the Leamington Commercial Uptown zone, there is no minimum lot 
area, lot frontage, landscaped open space or front yard setback, and 
the only requirements for a rear yard or side yard setbacks are where 
the lot is adjacent to a residential zone or for site triangles on corner 
lots.  The Leamington zone also has a maximum lot coverage of 100%.   
 
Some Commercial District zones in Windsor’s BIA Areas also do not 
include any minimum required setbacks, lot area/frontage or 
landscaped open space.  These provisions help to create more 
flexibility for building designs on tight or irregularly shaped lots. 

 
- Managing Parking - Parking regulations are frequently used to create 

more welcoming, pedestrian friendly streets and to mitigate the 
impacts of vehicles.  A common regulation is prohibiting parking in the 
front yard, and sometimes the exterior side yard, not including a 
driveway.   

 
In Oakville, surface parking lots are not permitted in any yard between 
a building and a specific list of roads.  This approach is taken a step 
further in Aurora, where all parking areas are required to locate in the 
rear yard in its mixed use, or ‘Promenade’, zone.   
 
Leamington appears to take a more indirect approach in its Uptown, 
by establishing a maximum front yard setback of 1.0m, and therefore 
by default eliminating room for parking in the front yard. 

 
How the Draft Zoning By-law Addresses Malden Road and 
Sprucewood Avenue 
 
The Malden Town Centre Zones provide for mixed-use development along 
the Malden Road and Sprucewood Avenue corridors. These zones permit a 
variety of uses typical of a mixed-use zone including retail/service 



 

  

 Page 8 of 14  

commercial, institutional, offices, apartment dwellings and uses supporting 
the everyday needs of residents.  However, to help ensure that commercial 
uses are prioritized at-grade, and that these unique corridors do not become 
dominated by residential development, the Town Centre One Zone (TC1) 
permits apartment dwellings only as part of a mixed-use building. 
 
Within the Town Centre One Zone (TC1) and the Town Centre Two Zone 
(TC2) all lots fronting onto Malden Road or Sprucewood Avenue are 
required to have a minimum of 50% of their at-grade gross floor area 
assigned to permitted non-residential uses. Furthermore, those at-grade 
non-residential uses are required to have their primary entrance fronting 
Malden Road or Sprucewood Avenue - prioritizing a welcoming and 
attractive commercial streetscape.  
 
Within TC1 there are no minimum front yard or exterior side yard 
requirements. On narrow lots this provides additional space for 
development and creates the potential for building a more consistent and 
pedestrian-focused building edge for a higher quality streetscape. Further, 
interior side yard setbacks and landscaped open space requirements are 
comparably smaller than those required in other zones, unless abutting a 
residential zone.  
 
Lastly, vehicle parking and loading facilities are required to locate in side or 
rear yards, and are prohibited from being located in front yards. Prohibiting 
parking in front yards creates an attractive streetscape by providing easy 
pedestrian access to buildings and promotes uniformity among street 
fronting buildings.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.0 Mixed-Use Corridors 
 
What are the issues?  
 
The LaSalle Official Plan identifies Malden Road and Laurier Parkway as 
Mixed-Use Corridors, which are intended to accommodate mixed-use, 
higher intensity development over the next two to three decades.  As these 
Mixed-Use Corridors continue to evolve with higher density forms of 
development, it will be important to have a zoning framework that ensures 
appropriate transitions to surrounding existing low density residential 
neighbourhoods. Ensuring compatibility between new and existing uses will 
be a foundational criteria in determining the appropriate built form along 
these Corridors moving forward.  
 

Background Review 
 

| Town of LaSalle Official Plan  
 

The intent of the Mixed-Use Corridor Designation is for these key roads to 
function as the connective spines of the Town, and to act as destination for 
surrounding communities. Further, the long term goal of this designation is 
to create new employment opportunities for residents that are in proximity 
to where they live, provide for an expanded range of goods/services and 
housing choices for existing and new residents, and to create more walkable 
places where it is safe and convenient for people of all ages to walk, ride 
their bikes and take transit. 
 
- Compatibility Policies - The urban design policies in the Official Plan 

relating to compatible development are intended to ensure that all 
new development within the Town is appropriately integrated into 
the existing built form and landscape and enhances both the image 
and character of the Town.  The following considerations should be 
taken into account to ensure compatibility when considering more 
intense forms of development abutting residential neighbourhoods:  

 
-  Minimize adverse impacts on adjacent properties; 
 
-  The height and massing of nearby buildings is appropriately 

considered, and buffers and/or transitions in height and density 
to adjacent properties are implemented, where necessary; and, 

 
-  On-site amenity space is provided and it is reflective of the 

existing patterns of private and public amenity space in the 
vicinity. 

 

Prior to any discussion about the tools that can be used to address 
and ensure compatibility between various development types or 
uses, it is necessary to clearly define compatible development: 

 
Compatible development means “development or 
redevelopment which may not necessarily be the same as 
or similar to the existing development in the vicinity, but 
shall enhance the character of the community, while not 
creating any undue, adverse impacts on adjacent 
properties.”   

 
It is important to note that this definition does not require compatible 
development to replicate what is already existing in the community. 
Rather it can facilitate new and more intense development forms 
provided that such development positively contributes to the 
community and appropriate strategies are implemented to mitigate 
any negative impacts. 
 

| Case Studies 
 

In considering the framework included within the Official Plan in the context 
of the issue of development compatibility, a number of more recent zoning 
by-laws were reviewed to explore different approaches to managing 
transition and compatibility. The findings of this review are included below.  
 
- Transitioning Mixed-Use Zones  - Some municipalities have multiple 

mixed-use zones that apply to different mixed-use areas within their 
municipalities. For example, the City of Kitchener has three mixed use 
zones, MIX 1, MIX 2 and MIX 3. MIX 1 is intended to accommodate low 
density mixed-use development in areas adjacent to properties zoned 
for low density development, while MIX 2 is intended to 
accommodate mixed use development at a medium density on lands 
within urban corridors. Many of the zoning provisions are the same 
across all three mixed-use zones, except for the maximum height 
permissions, which are lowest for the MIX 1 zone. These provisions 
allow for targeted intensification that is appropriate for the existing 
built form in a neighbourhood, while mitigating impacts in areas that 
may be more sensitive to higher intensity development. Further, 
utilizing multiple mixed-use zones along a single corridor can allow for 
an appropriate transition from lower to higher density developments.  

 
 While the City of Woodstock does not have an explicit mixed-use zone 

or a commercial corridor separate from its Downtown, it has 
implemented two zoning designations for its Downtown, the Central 
Business District (C5) and the Entrepreneurial District (ED). The C5 
zone applies to the properties located on the main street of 
Downtown, while the ED zone applies to the properties directly 
behind these main street properties that abut a residential district. 
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The C5 zone is much more permissive in its height and setback 
requirements than the ED zone. The C5 zone allows properties that 
front onto the main street to be taller and feature smaller setbacks, 
which encourages a consistent street wall and facilitates pedestrian 
oriented retail usages. The ED zone creates a transitional area, 
buffering between the taller buildings on the main street, and the 
adjacent residential area.  

 
- Setbacks - Most of the zoning by-laws indicate that if a property abuts 

a residential zone to the rear, a larger minimum rear yard setback is 
required than if the property abuts a less sensitive zone. Rear yard 
setbacks vary from 4.5 metres to 10 metres when abutting a 
residential zone and vary from no setbacks to 7.5 metres when 
abutting a commercial zone.  

 
Similarly, interior side yard setbacks can vary depending on if the 
property abuts a residential or commercial zone. Generally, setbacks 
increase if the property is abutting a residential zone, and are typically 
required to be at least 4.5 metres, and decrease if the property is 
adjacent to a commercial zone, with setbacks ranging from none to 2 
metres.  

 
- Landscaping Requirements - The zoning by-laws reviewed had mixed 

approaches with respect to requiring landscaped open space within 
their mixed-use zones.  The zoning by-laws ranged from no minimum 
landscaped open space requirements up to a minimum of 10 to 30 
percent of the lot area.  

 
- Building Heights - Building heights vary wildly throughout the 

jurisdictions surveyed, ranging from 3 storeys to 16 storeys. In 
addition to variations to permitted heights already discussed, the City 
of Kitchener implements another strategy by requiring that taller 
buildings have a pedestrian-scale podium, with step-back 
requirements above a certain height. This ensures that taller buildings 
have appropriate bases that help frame the public realm and better 
integrate with adjacent street wall buildings, and can also create a 
greater separation between the tallest portion of the building and 
neighbouring properties. Having appropriate building heights and 
step-back policies in place is very important for achieving 
compatibility between new and existing uses.  

 
- Angular Planes - An angular plane can be an important tool to help 

manage the scale of new development, and particularly height and 
massing near residential areas. For example, the Town of Grimsby 
uses an angular plane to determine the maximum height of buildings 
within the Downtown Zones (DI, DMS, TRMC) abutting existing 
residential uses.  

 

 The Town of Aurora Infill Design Guidelines for Stable 
Neighbourhoods also utilizes an angular plan to ensure smooth 
transitions between new taller dwellings and existing low density 
built forms. The guidelines recommend applying an angular plane of 
45 degrees, measured from 3 metres above any interior side yard.  

 

How the Draft Zoning By-law Addresses the Mixed-Use 
Corridors 
 
The Mixed-Use Corridor Designation is separated into the Mixed-Use One 
Zone (MU1) and the Mixed-Use Two Zone (MU2).  These mixed-use zones 
permit increased density and a range of permitted uses to support LaSalle’s 
growing population, while providing an appropriate transition to adjacent 
residential areas. Lands zoned MU1 generally have less restrictive provisions 
than the MU2 zone.  
 
MU1 permits a wide variety of uses including apartment dwellings in mixed-
use and apartment buildings, retail and service commercial uses, recreation, 
arts and cultural facilities, offices and various other uses that provide local 
residents with opportunities for employment and meet their daily needs.  A 
shorter list of permitted uses is provided for the MU2 zone in recognition of 
the proximity of surrounding residential areas.  For instance, auto-oriented 
uses, which have a greater potential to have a negative impact on adjacent 
residential uses, are not permitted in the MU2 zone. 
 
In terms of ensuring an appropriate transition from the Mixed-Use Corridors 
to abutting residential neighbourhoods, the Draft Zoning By-law includes a 
number of contributing elements, including: 
 
-  Landscape Planting Strip requirements; 
 
-  Rear and Interior Side Yard Setback requirements; and, 
 
- Building Height, including Angular Plane requirements.  

 
A minimum landscaped planting strip of 1.5 metres is required along the rear 
and/or interior side lot lines in both mixed-use zones, where those lot line 
abuts a property zoned residential. This requirement helps to create a buffer 
between the two zones, mitigating any potential impacts created by the 
broader range of uses in the mixed-use zones.   
 
Furthermore, the minimum rear yard setback in the MU1 zone changes 
according to building height. Taller buildings (greater than 22.5 metres) 
require greater rear yard setbacks. This provision aims to scale the rear yard 
setback in proportion to building height, so that taller buildings are required 
to be further away from adjacent properties to the rear. These setbacks 
provide room between the mix of uses along the Mixed-Use Corridors and 

the lower density residential areas that frequently back onto them, helping 
to transition between densities and provide opportunities for landscaping.   
 
 
Lastly, the maximum building height for the MU1 zone is determined by 
applying an angular plane to the rear lot line and interior side lot line 
abutting any residential zone. Angular planes help to determine appropriate 
building height and massing when more intensive developments, such as 
those permitted in the MU1 zone, abut lower density residential properties. 
This ensures that new developments will not give the sense of looming over 
existing residential uses and result in other negative impacts, such as 
shadowing.  An angular plane is not necessary for the MU2 zone as it only 
permits heights of up to 11 metres, which is the same as the lowest  
maximum height in the lower intensity residential zones. 
 
Figures 1, 2, 3 and 4 show graphically how these elements work together to 
create a comfortable transition between the mixed-use corridors and 
abutting residential neighbourhoods, including examples where different 
lot depth are prevalent. 
 
Figure 1 (Mu1 Zone, 28.5m building): 
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Figure 2 (Mu1 Zone, 22.5m building): 

 
Figure 3 (R4 Zone, 24.0m building): 

 
 
 
 
 
 
 

Figure 4 (R3 Zone, 12.0m building): 

 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5.0  Rural & Agricultural Areas 

 
What are the Issues? 
 
The Town of LaSalle has over 7,500 acres of rural land located outside the 
designated Urban Boundary (the Town’s Rural/Agricultural District 
Designation in the Official Plan).  This represents 49 percent of the total land 
area of LaSalle.  
 
Table 1 below provides a breakdown of the number of existing lots of record 
in the Town’s rural area and provides information with respect to the 
number of lots that have residential dwellings. 
 
 Table 1:  Existing Lots of Record located in the Town’s Rural Area  

Lot Size No. of Lots No. of Lots with 
Existing Dwellings 

% of Lots with 
Existing Dwellings 

Less than 2 acres 722 656 91 

2 to 4.9 acres 187 135 72 

5 to 9.9 acres 88 65 74 

10 to 49.9 acres 153 109 71 

50 acres or more 22 17 77 

Total – All rural 
lots 

1,172 982 84 

Note: this does not include 810 lots (old 30 foot lots located on registered plans of subdivision 
created in the early 1900s) that do not front onto existing open public roads. 

 
As indicated in Table 1, LaSalle has a significant number of smaller rural lots 
– less than 5 acres – which are not of a size appropriate for agricultural uses.  
These smaller rural lots are generally used instead for residential purposes, 
in additional to a range of associated home businesses. Additionally there 
are a number of existing commercial properties and marinas in LaSalle’s 
rural area, which while contributing to LaSalle’s economy, challenge the 
agricultural intent of this area.  Also contributing to the challenging rural lot 
patterns, the existing rural roads are highly stripped, necessitating that care 
be taken with respect to what non-residential uses and activities are allowed 
either as main or accessory uses/buildings to maintain land use 
compatibilities to the greatest degree possible. 
 
As a result of these existing conditions, it is important that the new Zoning 
By-law finds a balance between recognizing these smaller lots and uses, 
where appropriate, while providing appropriate zone provisions to manage 
development in a way that supports the intent of the Official Plan. 
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Background Review 
 
| Town of LaSalle Official Plan 
 
The intent of the Rural/Agricultural District Designation in LaSalle’s Official 
Plan is to maintain the area’s scenic beauty while promoting and protecting 
agriculture as the primary land use, as well as other compatible uses such as 
resource-based and non-agricultural economic activities. While the 
predominant use of land within the Rural/Agricultural District Designation is 
for agriculture, the Official Plan also permits agriculture-related uses, on-
farm diversified uses, existing residential land uses, a single detached 
dwelling, secondary uses such as home occupations and home industries, 
forestry and conservation, and bed and breakfasts.  
 
The development policies for the Rural/Agricultural District Designation 
within the Official Plan emphasize the importance of maintaining and 
preserving the existing character of the Town’s countryside and ensuring 
that new development is compatible with existing uses.  
 
| Case Studies 

 

A number of zoning by-laws from municipalities with significant agricultural 
and rural lands were reviewed to provide some examples for how non-
agricultural uses within agricultural and rural areas could be managed, 
which are discussed below.  
 
 -  Permitted Uses and Zone Categories - One approach that some of the 

municipalities have taken is the use of stand-alone rural residential 
zones, separate from Agricultural zones. These zones are highly 
restrictive in their permitted uses, generally allowing only single 
detached dwellings, bed and breakfasts, home occupations and 
accessory uses. As a result, it appears that the rural residential zones 
are intended for rural areas where the primary use is residential, and 
where non-residential development is limited and discouraged.  

 
 All the jurisdictions surveyed have agricultural zones. The Towns of 

Lakeshore, Kingsville and Amherstburg all break down the regulations 
and provisions in their agricultural zones into two categories: 
agricultural uses and residential lots/uses. The agricultural category 
broadly permits agricultural uses, agricultural related uses, and on-
farm diversified uses, while the residential category is more restrictive 
in the uses permitted, but generally allows for home occupations, 
single detached dwellings and accessory uses. The Town of Kingsville 
has the most permissive regulations in regard to permitted uses in the 
agricultural zone, permitting a contractor’s office/shop, an 
agricultural operation, a greenhouse, a bed and breakfast, a home 

occupation and tradesman’s yard and shop as permitted accessory 
uses within the residential category.  

 
-  Accessory Buildings - The Towns of Lakeshore and Kingsville, and the 

Municipality of Leamington all provide maximum lot coverages for 
accessory buildings that range between 10-15%. In the Town of 
Amherstburg, the maximum size for an accessory building 185 square 
metres. These jurisdictions also require that accessory buildings abide 
by the main dwelling’s front yard setbacks, be located at least 1.8 to 3 
metres away from the main building and other structures, and at 
minimum be between 1 and 1.5 metres away from interior and rear lot 
lines. The maximum permitted height of an accessory building in 
these jurisdictions ranges from 6 to 14.5 metre.  

 
- Home Industries/Occupations -  All of the municipalities that were part 

of this review allow home industries and home occupations within 
their agricultural areas. However, home industries are generally only 
permitted within specific agricultural zones and permit a wider range 
of uses than home occupations. Permitted uses within a home 
industry include but are not limited to repair shops, tradesman’s 
shops, small-scale packing and shipping facilities, home craft 
operations and some contractor uses such as a tile drainage 
contractor. Automotive related uses are generally explicitly 
prohibited from being considered a home industry.  

 
 Home industries can be located within a dwelling unit or an accessory 

building, and if located within a dwelling unit, cannot exceed a 
maximum gross floor area of the dwelling, such as 25 percent. The size 
of accessory buildings for home industries varies but they are 
generally permitted to be a maximum of 200 square metres.  A 
maximum of around two employees who do not live in the dwelling 
are generally permitted to be employed within a home industry, and 
outdoor storage is often permitted, but not within a front or side yard.  

 
- Outdoor Storage - Outdoor storage is typically not permitted within 

residential areas but is generally permitted within agricultural areas, 
including on residential lots within agricultural areas. Many 
jurisdictions don’t allow outdoor storage to be located within the 
front or side yard, unless in an agriculture zone where it is typically 
permitted for outdoor display and sales. Some jurisdictions require 
that the outdoor storage be screened either with a fence, planting 
strip, or a wall that is at minimum 1.8 to 2 metres high. Setbacks for 
outdoor storage vary, with the minimum provided being 3 metres 
from a lot line. The Town of Kingsville is the only jurisdiction that 
provides a maximum lot coverage for outdoor storage – 15 percent.  

 
- Residential Uses - A single detached dwelling is permitted in all of the 

agricultural and rural residential zones. The maximum lot coverage for 

both agricultural and residential uses vary, with agricultural uses 
typically having a maximum lot coverage of between 10 and 25 
percent, while residential lots have maximum lot coverages of 
between 30 and 35 percent. Most of the zoning by-laws indicate that 
the maximum lot coverage includes all structures and buildings on the 
property.  

 
 Almost all of the zoning by-laws have the same zone provisions for 

residential lots and for agricultural uses, and typically require front 
and rear yard setbacks of around 15 metres. Interior side yard 
requirements vary from 1.3 to 7.5 metres, with the majority of 
jurisdictions requiring a 3 metre interior side yard setback. Exterior 
side yard setbacks also vary widely but are generally either 6 metres 
or 15 metres. The only zone provision that generally varies between 
agricultural and residential uses in the same zone is maximum building 
height, with taller building heights (15 to 20 metres) permitted for 
agricultural uses and building heights of around 10.5 metres for 
residential uses. 

 
How the Draft Zoning By-law Addresses the Rural and 
Agricultural Areas 
 
In order to regulate permitted uses within the Rural/Agricultural District it 
has been separated into three zones: Rural Residential Zone (RR), Rural 
Commercial Zone (RC) and Agricultural Zone (A). The purpose of these 
zones is to recognize existing uses, such as existing rural commercial uses in 
RC and provide land use designations to manage rural character and 
function. The RR permits only a single detached dwelling on an existing lot 
of record, while the RC extends to include existing rural commercial uses, 
farmer’s market, country inn, convenience retail store, agri-tourism use, 
kennel, medical and veterinary office/ clinic. Within the Agricultural Zone a 
single detached house on an existing lot of record is permitted along with 
agriculture related uses and rural industrial uses. This approach allows the 
Town to zone larger lots for agriculture in accordance with the intent of the 
Official Plan, recognize and manage appropriate existing commercial uses 
without permitting such uses on other lots, and set out specific provisions 
for smaller residential properties, with the ultimate goal of maintaining the 
rural character.  
 
The Draft Zoning By-law provides direction on how to regulate accessory 
buildings within the RR and RC. Within RR and RC, the maximum gross floor 
area of all accessory buildings is limited of 10% of the lot area. For accessory 
buildings that are greater than 10 square metres, the minimum interior side, 
exterior side and rear yard setbacks are 10 metres, 10 metres and 2 metres 
respectively in the RR, RC and A. These significant setbacks help to restrict 
the location of accessory buildings to maintain the rural character and 
mitigate any potential negative impacts on adjacent properties.  
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The Draft Zoning By-law also specifies which accessory uses are permitted 
in each zone, with artist studio/maker spaces and home occupations 
permitted in the RR zone, and artist studio/maker spaces, outside sales 
/rental areas and open outside storage permitted in the RC zone.  
 
The A zone permits home occupations, home industries, artist studio/maker 
spaces, open outside storage and several farm-related uses as accessory 
uses. Furthermore, within the A zone artisan studio / maker space accessory 
uses must be small in scale, occupy a maximum of 100 square metres of 
gross floor area and be within the envelope of an existing building. Likewise, 
home occupations must also be small in scale, secondary to the primary use 
and occupy less than 25 percent of the gross floor area in the primary 
residential building, up to maximum of 50 square metres, whichever is less. 
By restricting the scale of accessory uses, and specifying which accessory 
uses are permitted, these provisions help to address issues of scale, 
character and function within the Rural / Agricultural District.  Additionally, 
these provisions are intended to clarify when it is more appropriate for 
these types of businesses to relocate to urban locations as they evolve and 
grow. 
 
Outdoor open storage is permitted in the RC and A zones, but only in the 
rear yard, setback 4.5 metres from any lot line and not exceeding a height 
of 4.5 metres. General Provisions on outdoor open storage require, except 
for outdoor storage permitted in conjunction with an agricultural use, that 
it be screened from view from any residential zone with a landscaped 
planting strip and a fence or wall that is a minimum of 2 metres in height. 
These provisions help to maintain the rural character by restricting the size 
and visibility of outdoor open storage not associated with an agricultural 
use.   
 

 
 
 
 
 
 
 
 
 
 
 
 

6.0 Farm Help Accommodations 
 
What are the Issues? 
 
Agricultural employees (Farm Help) - whether seasonal, or longer term - in 
Windsor-Essex play an important role in the agriculture economy.  In many 
cases, the agricultural operator may wish to accommodate those workers 
on-farm, and while the Town of LaSalle does not generally include the 
number of large farm operations found throughout the rest of Windsor-
Essex, the Town can contribute to properly regulating Farm Help 
Accommodations to ensure that they are safe, up to code, and provide a 
high standard of living. This effort can be done through the Town’s updated 
Zoning By-law. 

 
Background Review 
 

| Case Studies 
 
A number of zoning by-laws from municipalities with significant agricultural 
lands were reviewed to provide some guidance on how Farm Help 
Accommodations are being addressed elsewhere, which can help to inform 
LaSalle’s new Zoning By-law.  
 
- Term and Definition - A number of different terms are used 

throughout the zoning by-laws when referring to Farm Help 
Accommodations, which include:  

 
-  Seasonal Farm Dwelling; 
 
-  Farm Labour Residence; 
 
-  Seasonal Farm and Seasonal Worker Housing; 
 
- Farm Help Dwelling; 
 
-  Bunk House; and, 
 
-  Accessory Farm Accommodation. 

 
In defining Farm Help Accommodations, most of the zoning by-laws 
indicate that the accommodation cannot be used year-round and 
state that a mobile home may be used as a form of Farm Help 
Accommodation.  

 
- Regulations - Very few of the zoning by-laws reviewed provide specific 

regulations for Farm Help Accommodations. Instead, the overall 
regulations that apply to the rural/agricultural zone in which Farm 

Help Accommodations are permitted also apply to the Farm Help 
Accommodation.  

 
 One requirement specific to Farm Help Accommodations and which is 

included within four of the zoning by-laws, is related to floor area. For 
instance, Niagara-on-the-Lake requires that the total floor area of the 
Farm Help Accommodation not exceed 280 square metres (3,013 
square feet), while Prince Edward County requires that the minimum 
area of Farm Help Accommodation is 90 square metres (970 square 
feet). Hamilton and Tecumseh provide floor area requirements per 
person with Hamilton’s requirement being a maximum floor area of 
116.2 square metres or 8.36 square feet per resident, whatever is 
greater. Tecumseh’s requirements are a minimum of 16 square metres 
for one person plus 9 square metres for each additional person.  

 
- Servicing - The servicing requirements for Fam Help Accommodations 

vary by municipality. Some municipalities include servicing provisions 
within the general provisions section of their zoning by-law, requiring 
that all buildings and structures in any zone have appropriate 
servicing in place. Jurisdictions that have specific servicing provisions 
in place for Farm Help Accommodations indicate that the dwelling 
must have a water supply and sewage disposal system, or that 
servicing be provided to the satisfaction of the appropriate approval 
authority.  

 

How the Draft Zoning By-law Addresses Farm Help 
Accommodations 
 

Much like the discussion about Additional Residential Units, and to a lesser 
extent, the discussion about Lodging Houses, Farm Help Accommodations 
can be seen as providing much needed housing choices to the broader 
community, and the municipality must ensure that the regulatory 
framework is fair, transparent and effective.  As stated previously in this 
Report, it is fundamentally important to ensure that the housing stock 
established as Farm Help Accommodation is designed to promote the 
health and safety of the residents. 
 
Further, in the Town of LaSalle, the objective is to permit Farm Help 
Accommodations that are subject to municipal requirements, and are also 
subject to the provisions of any applicable municipal by-laws, licencing 
requirements and, importantly, both the Building Code and the Fire Code. 
 
To achieve the Town's objective, Farm Help Accommodation may be located 
on the same lot as a full-time operating farm within the Agricultural Zone 
(A). The Draft Zoning By-law defines Farm Help Accommodations as follows: 
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"Farm Help Accommodation" means residential accommodation 
for farm help where the accommodation Is located on the same 
lot as a full-time operating farm. 

 
Very specifically, any Farm Help Accommodations shall be an accessory use 
within an Agricultural (A) Zone, and shall be located on the same lot as a full-
time operating farm, the viability of which shall be confirmed by the Ontario 
Ministry of Agriculture and Food.  The regulations within the Draft Zoning 
By-law are generally typical of those found in other municipalities. The 
minimum floor area requirements in the Draft Zoning By- law are intended 
to improve the quality of life and ensure the health and safety of tenants.  
 
Farm Help Accommodations are a built form that is detached from the 
principal farmhouse dwelling, subject to the following regulations: 
 
- There shall be a maximum of two Accessory Buildings and/or mobile 

homes and/or bunk houses specifically assigned to Farm Help 
Accommodations per lot within the Agricultural Zone (A); and, 

 
- Built form and locational regulations are as follows: 
  

- Minimum Front Yard Setback - 15m;   
 
 - Minimum Exterior Side Yard Setback - 10m; 
 
- Minimum Interior Side Yard Setback - 10m;  
 
- Minimum Rear Yard Setback - 10m; 
 
- Maximum Building Height - 2 storeys , or 8m, whichever is less;  
 
- Minimum Gross Floor Area - 65m2; and, 
 
- Maximum Gross Floor Area - 115m2. 

 
For Farm Help Accommodations that are a mobile home, or are a 
bunkhouse, the following regulations apply: 

  
- If the accommodation is a mobile home, it shall have a minimum floor 

area of 28 square metres, or 8 square metres per resident, whichever 
is greater; or, 

 
- If the accommodation is a bunkhouse, it shall have a minimum floor 

area of 65 square metres or 8 square metres per resident, whichever 
is greater. 

 
Further if the Farm Help House is to be operated as a Lodging House, than 
the use shall be subject to the Lodging House Licencing By-law. 

7.0 Future Urban Development 
 

What are the Issues? 
 

There are currently more than 800 hectares (2,000 acres) of vacant land in 
the Town of LaSalle that have been designated for future urban purposes.  
Most of these lands are designated Residential District in the new Official 
Plan, a land use designation that permits a broad range of residential and 
residential-supporting land uses, lot sizes and built forms. 
 
However, a large amount of this vacant land is located in what is locally 
known as the “Bouffard/Howard Greenfield Area”, and are presently being 
farmed.  This area of LaSalle lacks the required storm drainage outlet 
needed to support new urban development.  Based on recently completed 
hydrological modelling, much of this area is forecast to be inundated with 
storm water flows during major rain events.  The Town is currently 
undertaking a Master Drainage Study to identify viable and cost-effective 
solutions to address this infrastructure problem, in order to permit the 
development of these vacant lands for urban purposes in the future. 
 
 Several of these properties also have one or more existing natural heritage 
features - which will require further ecological study demonstrating that 
development can proceed within and/or adjacent to all or part of these sites.  
The Provincial Policy Statement (PPS), the County Official Plan, the LaSalle 
Official Plan and the Ontario Endangered Species Act require that this work 
be undertaken by a proponent in advance of any site alterations and/or in 
advance of any approvals being granted under the Planning Act.  
 
Consequently, it is premature to pre-zone these vacant lands for urban uses.  
Instead, these properties need to be placed into a "Deferred Urban Zone 
(DU)"  – which effectively would restrict any new development, at this time.   
 

Background Review 
 
| Case Studies 
 
In a general sense, where lands are expected to be developed with urban 
land uses, those lands may be pre-zoned, and then an 'H', or holding 
provision is applied.  The removal of the "H" is facilitated through the 
satisfaction of a number of pre-established conditions.  That approach is a 
useful tool where the pattern of development is already well understood 
through the approval of a Secondary Plan and, more specifically, a Draft Plan 
of Subdivision.  The DRAFT LaSalle Zoning By-law does establish the ability 
to utilize the "H" - Holding Zone provisions of the Planning Act. 
 
The Town of New Tecumseth (Alliston, Beeton and Tottenham) is currently 
preparing a new Zoning By-law, and does include a Special Policy Area zone 

category in Beeton that identifies a small land parcel for future urban 
development, with no underlying expectation of what that future urban 
development may be.  The zone category establishes the principle of urban 
development on the site, but permits only existing uses.  A development 
proposal for any new urban land use on the site would require a rezoning to 
be processed, including all of the requisite justification and engineering 
studies.  While the situation in New Tecumseth is on a significantly smaller 
scale, the context does have similarities with the situation in the Town of 
LaSalle. 
 

How the Draft Zoning By-law Addresses Future Urban 
Development 
 

The Draft Zoning By-law establishes a "Deferred Urban Zone (DU)".  That 
zone recognizes that not all lands designated as Future Urban Development 
in LaSalle’s Official Plan are ready to developed for urban land uses. The 
"Deferred Urban Zone (DU)" establishes the principle of future urban 
development on the identified properties, however, only uses existing at 
the time of the approval of the By-law are permitted, thus ensuring no new 
development takes place.   
 
The approach of the Draft Zoning By-law is to anticipate that once detailed 
plans for these lands have been approved, the various zones within the 
Draft Zoning By-law will be applied through the rezoning process.  The 
rezoning process will not proceed without the necessary studies and 
associated development approvals. Studies to be carried out will support: 
 
- Storm drainage outlet/trunk infrastructure solutions have been 

identified and approved – and financial commitments have been 
made to enable those solutions to be constructed to support new 
urban development; 

 
- The necessary ecological studies are completed and approved – 

addressing both PPS and Endangered Species legislative/provincial 
policy requirements; 

 
 All other studies deemed necessary, pursuant to Section 7.12 of the 

Town’s Official Plan are completed and submitted to the satisfaction 
of the approval authorities (LaSalle Council and the County of Essex); 
and, 

 
- New plans of subdivision are submitted and receive draft approval in 

conformity with applicable Town of LaSalle and County of Essex 
Official Plan policies (establishing road/lotting patterns, school and 
park locations, and site-specific land uses). 

 
A new Secondary Plan will be prepared for these large greenfield areas, 
once the required Master Drainage Studies have been completed.  At this 
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time, the Town will be in a position to accept new Draft Plan of Subdivision 
Applications, and to rezone the affected lands in keeping with the specific 
land uses, densities and built forms as set out in the new, Council adopted 
Secondary Plan. 
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