
City Council - Planning
Revised Meeting Agenda

 
Monday, November 9, 2020, 6:30 p.m.
Remote meeting live streamed
on guelph.ca/live

Changes to the original agenda are noted with an asterisk "*". 

To contain the spread of COVID-19, City Council workshops are being held
electronically and can be live streamed at guelph.ca/live.

For alternate meeting formats, please contact the City Clerk's Office at
clerks@guelph.ca or 519-822-1260 extension 5603.
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1. Notice - Electronic Participation

1.1. City Council

This meeting will be held by Electronic Participation in
accordance with the City of Guelph Procedural By-law (2020)-
20515.

2. Call to Order

3. Open Meeting - 6:30 p.m.

3.1. O Canada

3.2. Silent Reflection

3.3. First Nations Acknowledgement

3.4. Disclosure of Pecuniary Interest and General Nature Thereof

*4. Public Meeting to Hear Applications Under Sections 17, 34 and 51 of
The Planning Act

(delegations permitted a maximum of 10 minutes)

https://guelph.ca/news/live/
mailto:clerks@guelph.ca


*4.1. Special Meeting of Council to Commence the Five-year Review
of the Official Plan, 2020-159

1

Presentation:
Stacey Laughlin, Senior Policy Planner

Delegations:
*Claudia Espindola
*Hugh Whiteley
*Mike Darmon

Correspondence:
*Hugh Whiteley

Recommendation:
That Staff be directed to proceed with the Section 26
Official Plan review as outlined in the report titled
“Special meeting of Council to commence the five-year
review of the Official Plan dated November 9, 2020”.

1.

5. Items for Discussion

The following items have been extracted from the Committee of the
Whole Consent Report and the Council Consent Agenda and will be
considered separately. These items have been extracted either at the
request of a member of Council or because they include a
presentation and/or delegations.

*5.1. Decision Report - 816 Woolwich Street Proposed Zoning By-law
Amendment - File OZS19-002 - 2020-166

18

Delegations:
*Dave Aston, MHBC Planning Limited (presentation)
*Morgan Dandie-Hannah
*Hugh Whiteley (presentation)

Correspondence:
*Lorraine Pagnan
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Recommendation:
That the application by MHBC Planning Limited on behalf
of Chief Holdings (816 Woolwich) Limited, for a Zoning
By-law Amendment to change the zoning from the
current “Specialized Highway Service Commercial”
(SC.2-3) Zone to a “Specialized Community Shopping
Centre” (CC-29) Zone, to permit the development of
200 stacked townhouse units, a five-storey apartment
building containing 48 units, a commercial building, and
maintain the existing Curling Club on the property
municipally known as 816 Woolwich Street, and legally
described as Part of Lots 6 and 7, Registered Plan 169,
be approved in accordance with Attachment-3 of Report
2020-166, dated November 9, 2020.

1.

That in accordance with Section 34(17) of the Planning
Act, City Council has determined that no further public
notice is required related to the minor modifications to
the proposed Zoning By-law Amendment affecting 816
Woolwich Street.

2.

6. By-laws

Resolution to adopt the By-laws (Councillor Bell). 

Recommendation:
That By-laws Numbered (2020)-20539 to (2020)-20542 are hereby
passed.

*6.1. By-law Number (2020)-20539 107

A by-law to amend By-law Number (1995)-14864, as amended,
known as the Zoning By-law for the City of Guelph as it affects
the property municipally known as 816 Woolwich Street and
legally described as Part of Lots 6 and 7, Registered Plan 169,
City of Guelph (File# OSZ19-002).

*6.2. By-law Number (2020)-20540 111

A By-law to authorize the conveyance to Southgate Properties
Inc. of the lands described as Part of Block 7, Plan 61M169,
designated as Part 1, Reference Plan 61R-21758, City of
Guelph.
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*6.3. By-law Number (2020)-20541 112

A By-law to authorize the conveyance to Creekside Properties
Inc. of the lands described as Part of Block 7, Plan 61M169,
designated as Part 2, Reference Plan 61R-21758, City of
Guelph.

*6.4. By-law Number (2020)-20542 113

A by-law to confirm proceedings of a meeting of Guelph City
Council held November 9, 2020.

7. Mayor’s Announcements

Please provide any announcements, to the Mayor in writing, by 12
noon on the day of the Council meeting.

8. Adjournment
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Staff 

Report  

 

To City Council

Service Area Infrastructure, Development and Enterprise 

Services

Date Monday, November 9, 2020  

Subject Special meeting of Council to commence the 

five-year review of the Official Plan
 

Recommendation 

1. That Staff be directed to proceed with the Section 26 Official Plan review as 
outlined in the report titled “Special meeting of Council to commence the 

five-year review of the Official Plan dated November 9, 2020”. 
 

Executive Summary 

Purpose of Report 

The purpose of this report is to support a special meeting of Council to discuss 
revisions that may be required to the Official Plan as required by Section 26 of the 

Planning Act, provide the public with an opportunity to provide input at the outset 
of the process, and outline the requirements for the Official Plan review. 

Key Findings 

The City adopted its last comprehensive review of the Official Plan (OP) in June 
2012 (OPA 48) which was approved by the Ontario Municipal Board (OMB) in 

October 2017 (with some exceptions). 

The Planning Act (Section 26) requires that the City’s OP be reviewed every five 

years (or ten years after the approval of a new OP) to, among other things, ensure 
that it conforms to Provincial legislation, policy and plans. 

The OP review will be focused on Section 26 requirements and future OP 

amendments will focus on updating sections of the OP that are currently subject to 
master plan processes. 

Since 2017, the Province has amended/updated the Planning Act and the Clean 
Water Act and has released a new Growth Plan and Provincial Policy Statement. The 
new Provincial Policy Statement (PPS) came into effect on May 1, 2020 and A Place 

to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan) came into 
effect in 2019. The Growth Plan was subsequently amended with an effective date 

of August 28, 2020. 

The City is required to update its OP to conform with the Growth Plan by July 1, 
2022, as such, a focused approach to the OP review is necessary to ensure that 

required legislated updates, including the Growth Plan, are prioritized to meet the 
conformity deadline. Once these requirements are satisfied, future amendments to 
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the OP will focus on incorporating other legislative requirements and city approved 

plans and studies into the OP. 

Financial Implications 

The Official Plan review is funded through the approved capital budget, Capital 
Account PL0054, for costs associated with consultant services and community 

engagement. 

The OP has significant financial implications as it sets population and employment 
forecasts, as well as density targets which are the driver to growth-related 

infrastructure planning and financing. A fiscal analysis of growth scenarios will be 
completed as part of the City’s growth plan conformity work in 2021. The City is 

also updating a number of Master Plans, the Development Charge Bylaw and the 
Parkland Dedication Bylaw and will be implementing a new Community Benefit 
Charge Bylaw over the next two years in order to support the long-term financial 

planning for growth to 2051. 
 

Report 

Background  

What is an Official Plan? 

An Official Plan (OP) is a legal planning document required by the Planning Act. It 
establishes a vision for the future of a municipality and provides policy direction to 
manage future land use patterns and growth. An OP primarily deals with: 

 How land can be used, whether it should be used for houses, industry, offices, 
commercial, parks, natural areas or a mix of uses; 

 What services, like roads, sewers, parks and schools are needed; and,  
 When, and in what order, parts of the municipality will grow 

Reviewing and updating the Official Plan – what is required 

The Planning Act (Section 26) requires municipalities to review their OPs every five 
years (or ten years after the approval of a new OP) to ensure that it: 

 conforms with and does not conflict with provincial plans,  
 has regard for matters of provincial interest, and, 

 is consistent with the Provincial Policy Statement. 

To initiate a five-year review of an OP, the Planning Act requires that a special 
meeting of Council, open to the public, be held to discuss revisions that may be 

required to the OP to meet the above. This report initiates the five-year review at a 
special meeting of Council. 

The City’s last five-year review 

The City’s last comprehensive OP review was undertaken in three phases: 

Phase 1: Official Plan amendment 39 Growth Plan conformity was approved by the 
Ministry of Municipal Affairs and Housing in November 2009.  

Phase 2: Official Plan amendment 42 Natural Heritage Strategy was approved by 

the Ontario Municipal Board in June 2014. 

Phase 3: Official Plan amendment 48 final phase of the five-year review was 

approved by the Ontario Municipal Board in October 2017 with the exception of one 
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site specific appeal, one policy appeal and a few policies that are still under appeal 

on a site-specific basis.  

Scope of the OP Review  

In February 2020, Information Report IDE-2020-16 was provided to Council. At that 
time, the scope of the OP review included: conformity and consistency with 

provincial legislation, plans and policies; all master plan updates or other city-
approved plans and studies; and any other policies that may require updating. 

Since that time, COVID-19 has had some effect on the project work schedules for 

required master plans and the growth management strategy. Also, the release and 
approval of Amendment 1 to the Growth Plan has required staff to review and 

revise project timing and deliverables to ensure that the requirements of the 
amended Growth Plan are met through the municipal comprehensive review (MCR) 
and the master plans. With a conformity deadline of July 1, 2022, it is no longer 

possible to complete the original scope of the OP review, including the delivery of 
master plans and draft Official Plan policies within the prescribed timeframe. As a 

result, the OP review will focus on satisfying the requirements of Section 26 of the 
Planning Act. This includes ensuring that the OP is in conformity and consistency 
with the Planning Act, the Provincial Policy Statement, the Growth Plan and the 

Clean Water Act/Source Protection Plan. Once these requirements are satisfied, a 
future OP amendment (or amendments) will focus on incorporating other legislative 

requirements and city-approved plans and studies into the OP. This includes 
amendments to update policies with respect to transportation, parks and open 
space, and municipal services which are currently the subject of master plans. 

In June 2020, Council endorsed a draft vision and principles for growth. In addition 
to guiding Growth Plan conformity work, these will also be used to guide the OP 

review. 

It is the appropriate time to initiate the five-year review of the City’s OP with the 
scope outlined above given the amount of time that has passed since the last five-

year OP review was undertaken; the changes to the provincial legislation, policy 
and plans; and the time constraints for conformity with the Growth Plan. 

The following provides a summary of the legislation, plans and policies that are 
required to be considered for this OP review: 

Planning Act 

Several amendments to the Planning Act have been made since the last OP review. 
These amendments have: removed height and density bonusing; modified parkland 

dedication requirements; introduced community benefit charges; shortened 
timelines for the processing of certain development applications; changed the types 

of matters and reasons for appeals to the Local Planning Appeals Tribunal (LPAT); 
among other matters. 

Provincial Policy Statement 2020 

The Provincial Policy Statement (PPS) is the consolidated statement of the 
provincial government’s policies on land use planning that guides municipal decision 

making. Under the Planning Act municipal decisions on land use planning matters 
“shall be consistent with” the PPS. The PPS, 2020 came into effect on May 1, 2020.  
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The changes to the PPS were intended to support Ontario’s Housing Supply Action 

Plan and the changes to the land use planning system including changes to the 
Planning Act and the Growth Plan. The changes that were made to the PPS were 

intended to: encourage the development of an increased mix and supply of 
housing; protect the environment and public safety; reduce barriers and costs for 
development and provide greater predictability; support rural, northern and 

Indigenous communities; and, support the economy and job creation.  

A Place to Grow: Growth Plan for the Greater Golden Horseshoe 

In May 2019, the Province released A Place to Grow: Growth Plan for the Greater 
Golden Horseshoe (Growth Plan) and Amendment 1 was approved with an effective 
date of August 28, 2020. The Growth Plan guides growth and development within 

the Greater Golden Horseshoe over the next 30 years. The Growth Plan requires 
that Guelph plan for a population of 203,000 and an employment base of 116,000 

jobs in 2051. Guelph must also plan for a minimum intensification target of 50 per 
cent within its built-up area; a minimum designated greenfield area density target 
of 50 persons and jobs per hectare; and a minimum urban growth centre 

(downtown) density target of 150 persons and jobs per hectare to 2031. 

Clean Water Act/Grand River Source Water Protection Plan 

The Grand River Source Water Protection Plan brought policies into effect for the 
City of Guelph on July 1, 2016 following approval by the Province. The development 

and approval of the plan fulfills requirements under the provincial Clean Water Act. 
The plan identifies wellhead protection areas and vulnerabilities along with 
corresponding policies for protection the water quality of Guelph's drinking water 

supply. Some of these policies are intended to be implemented through planning 
tools and require updates to the City's OP in order to support implementation. 

Additional work to develop policies to support completed technical studies 
identifying well head protection areas and vulnerabilities for protection of water 
quantity as it relates to Guelph's drinking water supply is ongoing and will be 

incorporated into the Grand River Source Water Protection Plan through a future 
update to the plan. 

OP Review and Growth Plan Conformity/Municipal Comprehensive 
Review 

To bring Guelph’s OP into conformity with the Growth Plan, it is necessary to 
complete a municipal comprehensive review (MCR) that will determine where and 
how Guelph will grow to 2051, and plan to achieve the targets for the built-up area, 

designated greenfield area, and urban growth centre. Municipalities are required to 
have their OPs updated to conform to the Growth Plan by July 1, 2022. 

In October 2019, Council endorsed a process for the City’s MCR. Several 
background studies have been or are currently being prepared as part of the MCR. 
These include: 

 Updated vision and principles for growth 
 A residential intensification analysis 

 A housing analysis and strategy 
 An employment lands strategy, and 

 Growth scenario planning (based on a land needs assessment). 
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An overview of the scope of each of these studies was provided in report IDE-2019-

91. 

The MCR work will result in a growth management strategy for the City and will 

inform the 5-year review of the OP. Recommended changes to the OP as part of the 
MCR will be incorporated into the 5-year review OP amendment. 

OP Review process and proposed community engagement 

The OP review will include the following: 

 Release of a policy paper (or papers) 

 Statutory Open House 
 Statutory Public Meeting  

 Council Decision Meeting 

As noted above, aspects of Growth Plan conformity, including community 
engagement, will be completed through the MCR. The MCR will result in an updated 

growth management strategy for Guelph which will include recommended changes 
to the OP. 

For potential amendments related to Planning Act, PPS and Sourcewater Protection 
Plan, a policy paper will be prepared detailing requirements to ensure the OP is 
consistent with and conforms to these documents as required.  

Following this special meeting of Council to discuss revisions that may be required 
to the OP, staff will develop a fulsome community engagement plan to 

appropriately address all of the matters identified in this report, as well as any 
matters as directed by Council to consider as part of this process. 

On a preliminary basis, it is intended that the above-mentioned policy paper will be 

released for public review and comment in the early part of 2021. If appropriate, a 
public workshop may be held to discuss the policy paper.  

Following the receipt of comments, staff will begin preparing draft OP policies. The 
intent is to release the draft OP policies in late 2021 for public review and 
comment. At minimum, an open house and a statutory public meeting will be held 

before recommended policies are brought forward for Council’s consideration. 

In order to meet the deadline for conformity with the Growth Plan, a consolidated 

OP amendment including all items outlined in this report will be brought forward for 
Council’s decision before the Province’s deadline of July 1, 2022. The approval 

authority for a Section 26 update to the OP is the Minister of Municipal Affairs and 
Housing.  

Project Next Steps 

Q1/Q2 2021 – Policy paper(s) to be prepared and released for public review and 
comment  

Q3/Q4 2021 – Draft Official Plan policies and OP amendment to be prepared and 
released for public review and comment  

Q1/Q2 2022 – Recommended OP amendment to be brought forward for Council’s 

consideration 
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Financial Implications 

The five-year OP review update is funded through the approved capital budget, 
Capital Account PL0054, for costs associated with consultant services and 

community engagement consultations. 

The OP has significant financial implications as it sets population and targets which 

are the driver to growth-related infrastructure planning and financing. A fiscal 
analysis of growth scenarios will be completed as part of the City’s growth plan 
conformity work in 2021. The City is also updating a number of Master Plans, the 

Development Charge Bylaw and the Parkland Dedication Bylaw and will be 
implementing a new Community Benefit Charge Bylaw over the next two years in 

order to support the long-term financial planning for growth to 2051. 

Consultations 

The Planning Act requires that formal notice be provided for this special meeting of 
Council at least once a week in each of two separate weeks, and the last publication 
shall take place at least 30 days before the date of the meeting. Accordingly, notice 

was published in the Guelph Mercury Tribune on October 1, 2020 and October 8, 
2020.  

In addition to meeting the statutory requirements, notice was again provided in the 
Guelph Mercury Tribune on October 29, 2020. 

A consultant has been retained to facilitate community engagement for the MCR 

and the OP review. Following this special council meeting a fulsome community 
engagement plan will be developed for the OP review. The community engagement 

plan and consultation process will go above and beyond the minimum statutory 
requirements of the Planning Act including engaging with the public and key 
stakeholders.  

As encouraged by the PPS 2020, the engagement plan will include engaging with 
the appropriate Indigenous Communities. 

The Planning Advisory Committee will be consulted at key stages during the review. 

Internal consultations with staff from other City departments and service areas has 
taken place and will continue to occur throughout this process. 

Strategic Plan Alignment 

The five-year OP review will align with the following priorities within Guelph’s 

Strategic Plan: 

 Powering our future – The review and update of the OP will support a healthy 

economy. 
 Sustaining our future – The review and update of the OP will assist in planning 

and designing an increasingly sustainable City as Guelph grows. 

 Navigating our future – The review and update of the OP will assist in planning 
for a transportation network that connects us. 

 Building our future –the review and update of the OP will assist in continuing to 
build a strong and vibrant community. 

Attachments 

Attachment-1: Staff Presentation Commencement of the Official Plan Review 
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Departmental Approval 

Melissa Aldunate, MCIP, RPP, Manager, Policy Planning and Urban Design 

Report Author 

Stacey Laughlin, MCIP, RPP, Senior Policy Planner 

Natalie Goss, MCIP, RPP, Senior Policy Planner 

 
This report was approved by: 

Krista Walkey, MCIP, RPP 

General Manager 

Planning and Building Services 

Infrastructure, Development and Enterprise Services 

519-822-1260 extension 2395 

krista.walkey@guelph.ca 

 
This report was recommended by: 

Kealy Dedman, P. Eng., MPA 

Deputy Chief Administrative Officer 

Infrastructure, Development and Enterprise Services 

519-822-1260 extension 2248 

kealy.dedman@guelph.ca
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Five-year 
Review of the 
Official Plan

Special Meeting 
of Council

November 9, 2020
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Purpose of the Special 
Meeting

•Official commencement of the OP 
review process

• Create awareness of the OP review

•Opportunity to discuss revisions 
that may be required

• Requirement of the Planning Act
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What is an Official Plan?

• Legal document required by 
the Planning Act

•Sets the vision for the 
future of the City

•Directs how land can be 
used  

•When, and in what order, 
the City will grow
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Why Review the Official Plan?

• Last comprehensive review of the 
OP was completed in three phases 
with final approval in 2017

• The Planning Act requires the City 
to review its OP every 5 years

• Recommended that the current OP 
review be scoped to focus on 
Section 26 requirements in order to 
meet legislated timelines – July 1, 
2022
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Scope of the OP Review

Vision & Principles for Growth (approved June 2020)

Planning Act

PPS 2020

Growth Plan

Clean Water Act
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Process & Engagement

Special meeting of Council

Policy paper (or papers)

Draft policies and amendment

Statutory Open House

Statutory Public Meeting

Council Decision Meeting
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Memo To:  City Council 

Subject : Five Year Review of Official Plan 

Date:   November 9 2020 

From   Hugh Whiteley 

 

ENSURE PUBLIC ENGAGEMENT PROVIDES OPPORTUNITY TO INFLUENCE 

DECISION-MAKING ON CONTENT OF THE UPDATED OFFICIAL PLAN 

THROUGHOUT THE PROCESS 

During the preparation of the last updating of the Official Plan in OPA 42 and OPA 48 

there was good public engagement in the initial phases of the OP update but later stages of 

the preparation of the draft new Official Plan were deficient in allowing public engagement 

during the final decision-making process. 

In the case of OPA 42 the text of the Official Plan that was commented on by the public 

and approved by City Council in July 2010 was rewritten with many changes during the 

OMB appeal process. The rewrite was done by a technical group that included ecologists 

representing the interests of the numerus developers who had filed appeals and the 

expressed intent of the rewrite was to remove any Guelph-developed policies which 

exceeded the protective measures contained in the Provincial Policy Statement {Note: the 

PPS explicitly allows local policies to exceed PPS controls} 

The absence of any public participation in the rewriting of OPA 42 resulted in the final 

version of the document deviating from policy directions that had been included in OPA 42 

as a result of public engagement earlier in the process. 

In the case of OPA 48 the initial public engagement for the Official Plan Update had been 

conducted for the entire Official Plan, starting in 2008. In 2010 the decision was made to 

first deal with the Natural Heritage Strategy portion of the Official Plan and OPA 42 was 

presented and approved by City Council. 

After the approval of OPA 42 in July 2010 the public was assured  that the updating of the 

rest of the Official Plan consisted only of minor housekeeping issues and policy decisions. 

Whether to impose controls on drive-through establishments was given as an example of 

the remaining issues.  No further public engagements on the remaining Official Plan 

sections was conducted. 

When the draft of OPA 48 was presented in January 2012 members of the public and City 

Council was presented with a complete redrafting of the previous OP with about 1/3 of the 

content rewritten and reordered. The rewrite was so complex that staff were reluctant to 

produce the usual version with strike-through and rewrite sections highlighted to allow 

easy identification of change.   
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Among the major changes contained in the rewriting of OP policies in OPA 48 was removal 

of the River Systems Management Master Plan as the guiding document for projects in the 

Speed and Eramosa river corridors and substitution of a narrow definition of open-spaces 

policies  applied only to P2 P3 and P4 parks for the previous holistic definition of open 

space as all public and privately owned green spaces. The rewriting that occurred in both 

OPA 42 and OPA 48 without effective opportunity for public comment is a real barrier to 

full public participation in the preparation of an Official Plan and resulted in an Official 

Plan that in important ways failed to reflect the interests and values of Guelph residents.  

In contrast to OPA 42 and 48 the public engagement process for OPA 43, the Downtown 

Secondary Plan was very successful in incorporating public input throughout the process 

and should be used as a model for the next OP Update. 

 

ENSURE CONTENT OF OFFICIAL PLAN IS SUPPORTED BY COUNCIL-

APPROVED MASTER PLAS AND POLICY STATEMENTS 

The updating of the Official Plan envisioned for completion by July 2022 will focus on 

conformity with Provincial Policies and changes related to new Council-approved Master 

Plans will occur later.  The need to have Official Plans conform to Council-approved 

Master Plans is thus not a major issue in this Official Plan Update but will be important in 

the subsequent Updates after 2022. 

I raise attention to this issue in advance to alert Council to be vigilant in checking for the 

conformity to Council-approved Master Plans since there was a departure from this policy 

in the preparation of OPA 48. 

As noted above OPA 48 

 

IN THE MUNICIPAL COMPREHENSIVE REVIEW CORRECT ERRORS IN BUILT 

AREA BOUNDARIES THAT WERE MADE IN OPA 39 

OPA 39, the Official Plan Update needed to show conformity with the Provincial Growth 

Plan, contains a Schedule showing the boundaries of the built up portion of the City. The 

Province prepared this map based on information provided by the city on which lands had 

final planning approval. The map produced by the Province appears in OPA 39 and in all 

subsequent Official Plans. 

According to the technical rules provided by the Province the built-up area of the city was 

to include all lands on which development had been approved and, in addition, all other 

lands that had been given ‘final’ Designation in an Official Plan and subsequent ‘final’ 

zoning in a Zoning by-law.  This means that the built up area included all lands that had 

been given the Designation Open Space and the Zoning P-1 Conservation. 
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In 1965 the City of Guelph annexed land from Puslinch  Townships on the southwestern 

side of the City.  The annexed area included all  of the Kortright Waterfowl Park lands at 

the confluence of the Speed River and Hanlon Creek and the annexed area extended 

upstream over most of the Hanlon Creek watershed. 

Following annexation the City requested the GRCA to conduct a preliminary study of the 

Hanlon Creek Watershed to determine what portion of the watershed should be reserved 

from development as open space. The resulting report recommended all of the valleylands 

along the creek, about 845 acres, be reserved from development as a Conservation Area. 

The Conservation area included all of the Kortright Waterfowl Park lands. 

In January 1970 City Council adopted the development of the Hanlon Creek Conservation 

Area as the basis for landuse planning for the annexed area. The City then asked the 

GRCA to partner in a land acquisition project in Guelph. The GRCA agreed to be a 

partner in the project.  

GRCA partnership allowed the Guelph Valleyland Project to take advantage of a 

Provincial program which provided 50% counterpart funding to Conservation Authorities 

for the purchase of valley lands.  The Guelph Valleyland project continued until 1996 when 

the Province ended the counterpart funding of valleyland purchases. The Guelph 

Valleyland Project  was the largest valleyland project in the Grand River watershed. 

In 1975 the Kortright Waterfowl Park Lands were Designated Open Space in the Official 

Plan. The Open Space Designation remained on all of the Kortright lands  in subsequent 

Official Plans   In 1977 the GRCA on behalf of the Guelph Valleyland Project purchased 

the Kortright Waterfowl Park to be the anchor property of the Hanlon Creek 

Conservation Area. The City supplied 80% of the local portion of the purchase cost with 

the GRCA covering 20 %. 

The 116 acres of the Kortright Waterfowl Park Lands extend from the Speed River to 

Ptarmigan on both sides of Niska Road.  In 1997 the whole of the Waterfowl Park Lands 

were zoned P-1 in keeping with the Open Space Designation. This completed the planning 

process for all of the Kortright lands with a ‘final” Designation of Open Space and  a 

“final” P-1 Zoning in place from 1997. 

In preparing information to submit to the Province for determination of the boundary of 

the built area the City informed the Province that the portion of the Kortright Lands on 

the north side of Niska Road were part of the built up area as land with final use 

determined. The Province accepted this information and the portion of the Kortright  

Lands on the north side of Niska are in the built area of the City. 

The City incorrectly informed the Province that the Kortright Lands on the south side of 

Niska did not have a confirmed Designation and Zoning and as a consequence the Province 

incorrectly deemed the Kortright  lands on the south side of Niska to be Greenfield Lands. 
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This error should be corrected as part of the current Official Plan update and the Open 

Space Designation erroneously removed from the lands in OPA 48 as a result of their 

misidentification as Greenfield lands should be restored. 

 

Page 17 of 113



 
Page 1 of 7 

 

Staff 

Report  

 

To City Council

Service Area Infrastructure, Development and Enterprise 

Services

Date Monday, November 9, 2020  

Subject Decision Report 

816 Woolwich Street 
Proposed Zoning By-law Amendment 

File: OZS19-002 (previous file No.: ZC1402) 
Ward 3

 

Recommendation 

1. That the application by MHBC Planning Limited on behalf of Chief Holdings 
(816 Woolwich) Limited, for a Zoning By-law Amendment to change the 

zoning from the current “Specialized Highway Service Commercial” (SC.2-3) 
Zone to a “Specialized Community Shopping Centre” (CC-29) Zone, to permit 

the development of 200 stacked townhouse units, a five-storey apartment 
building containing 48 units, a commercial building, and maintain the existing 
Curling Club on the property municipally known as 816 Woolwich Street, and 

legally described as Part of Lots 6 and 7, Registered Plan 169, be approved in 
accordance with Attachment-3 of Report 2020-166, dated November 9, 2020.   

2. That in accordance with Section 34(17) of the Planning Act, City Council has 
determined that no further public notice is required related to the minor 
modifications to the proposed Zoning By-law Amendment affecting 816 

Woolwich Street. 
 

Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve a Zoning By-law Amendment 
to permit the development of 200 stacked townhouse units, a five-storey apartment 

building containing 48 units, a commercial building and maintain the existing Curling 
Club on the property municipally known as 816 Woolwich Street. 

Key Findings 

Planning staff support the proposed Zoning By-law Amendment subject to the 

recommended zoning regulations and site plan approval conditions in Attachment 3. 

Financial Implications 

Estimated Development Charges: $5,690,608 (based on 2020 residential rates) and 
$85,580 (based on 2020 non-residential rates). 
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Estimated Annual Taxes: $553,500 based on the 2020 City tax rate for 200 stacked 

townhouse units, 48 apartment units, a commercial building and the existing Curling 
Club building (estimate only and actual number may vary). 

 

Report 

Background 

A revised Zoning By-law Amendment application was received from MHBC Planning 

Limited on behalf of Chief Holdings (816 Woolwich) Limited for lands municipally 
known as 816 Woolwich Street on November 21, 2018. 

The original application was received by the City on January 24, 2014 and deemed to 

be complete on February 16, 2014. The Statutory Public Meeting for the original 
proposal was held on May 12, 2014.  

The original application proposed the development of 31 three-storey townhouses 
within three separate blocks backing onto the north property line, four commercial 
buildings and the retention of the existing Curling Club building. 

Location 

The subject lands have a total site area of approximately 3.9 hectares and are 

located on the west side of Woolwich Street, north of Woodlawn Road. The site is 
irregular in shape and has approximately 176 metres of frontage along Woolwich 

Street (see Attachment-1 Location Map and Attachment-2 Aerial Photograph). The 
subject lands are currently occupied by the Guelph Curling Club building which 
includes curling ice, banquet facilities and offices. The applicant is proposing to retain 

the existing Curling Club building as part of the proposed development. 

Surrounding land uses include:  

 To the north: one residential dwelling and Marymount Cemetery, located in the 
Township of Guelph/Eramosa, beyond which is the Ignatius Jesuit Centre; 

 To the south: Office and Smart Centres commercial development, beyond which 

is Woodlawn Road;  
 To the east: Woolwich Street, beyond which are lands located within the 

Township of Guelph/Eramosa; and,  
 To the west: a provincial significant wetland and woodland.  

Existing Official Plan Land Use Designations and Policies 

The application was submitted in 2014 and is therefore subject to the policies of the 
2001 Official Plan. The subject lands include a “Non-Core Greenlands Overlay” in 

Schedule 1 of the Official Plan. The lands associated with the “Non-Core Greenlands 
Overlay” on Schedule 1 may contain natural heritage features, natural features in 

adjacent lands and natural hazard lands that should be afforded protection from 
development. The applicant has prepared an Environmental Impact Study (EIS) to 
address development adjacent to both “Core Greenlands” and within the “Non-Core 

Greenlands Overlay”. The EIS is discussed in more detail in the Staff Review and 
Planning Analysis in Attachment 11. 

The subject lands are designated as “Mixed Use Node” in the Official Plan. The 
“Mixed Use Node” land use designation is intended to provide a wide range of retail, 
service, entertainment and recreational commercial uses as well as complementary 

uses including open space, institutional, cultural and educational uses, hotels, and 

Page 19 of 113



 
Page 3 of 7 

 

live-work studios. Medium and high density multiple unit residential development 

and apartments are also permitted in accordance with Official Plan policies. 

The Official Plan land use designations and related policies are included in 
Attachment 4. An analysis of how this application conforms to the 2001 Official Plan 

policies can be found in the Staff Review and Planning Analysis in Attachment 11. 

Official Plan Amendment No. 42 and No. 48 Land Use Designations 

and Policies 

Official Plan Amendment No. 48 (OPA 48), a comprehensive update to the City’s 

Official Plan, designates the subject lands as “Commercial Mixed-Use Centre” (note: 
Official Plan Amendment 69 changed the land use designation name from 
Community Mixed-Use Centre to Commercial Mixed-Use Centre). The following uses 

may be permitted in Commercial Mixed-use Centres: commercial, retail and service 
uses live/work uses, small-scale professional and medically related offices, 

entertainment and recreational commercial uses, community services and facilities, 
cultural, educational and institutional uses, hotels, multiple unit residential, and 

urban squares and open space.  

The City’s Natural Heritage Strategy (NHS - Official Plan Amendment 42 (OPA 42)) 
was adopted by Council on July 27, 2010 and brought into full force and effect by 

Order from the Ontario Municipal Board on June 4, 2014. OPA 42 designates 
adjacent lands as “Significant Natural Areas and Natural Areas”. In accordance with 

the applicable Official Plan policies in 4.1.2 and 4.1.3, development or site alteration 
may be permitted within the adjacent lands to Significant Natural Areas provided 
that it has been demonstrated through an EIS or EA that there will be no negative 

impacts to the protected natural heritage features and areas or their associated 
ecological functions. As stated above, the applicant has prepared an EIS to 

demonstrate that there will be no negative impacts to the adjacent Natural Heritage 
System lands.   

A Decision and Order from the Ontario Municipal Board on October 5, 2017 has 

brought OPA 48 into full force and effect. Although the application was received prior 
to OPA 42 and OPA 48 coming into full force and effect and is being processed under 

the 2001 Official Plan, staff must have regard to the policies and designations of OPA 
42 and OPA48. The land use designations and relevant policies contained in OPA 42 
and OPA48 are included in Attachment 5. 

An analysis of how this application has had regard for OPA 42 and OPA 48 policies 
can be found in the Staff Review and Planning Analysis in Attachment 11. 

Mapping Correction of Schedule 2 – Land Use Plan of the Official Plan 

Schedule 2 of the Official Plan identifies an “Open Space and Park” land use 

designation on the westerly portion of the subject lands (see Attachment 4 and 
Attachment 5). It has been verified through mapping records that this designation is 
an error and the subject lands are designated as “Mixed Use Node” in the 2001 

Official Plan in their entirety and “Commercial Mixed-Use Centre” in the current 
Official Plan.   

This mapping error occurred during migration from the old mapping system to the 
current ArcGIS system. The dashed line for the greenlands overlay was 
misinterpreted to be the boundary for the designation rather than the property line.  
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This technical error will be corrected through a future City-initiated “housekeeping” 

Official Plan Amendment, and does not affect this application. 

Existing Zoning 

The subject lands are currently zoned “Specialized Highway Service Commercial” 
(SC.2-3), according to Zoning By-law (1995)-14864, as amended. 

The existing zoning is shown in Attachment 6. 

Description of Proposed Zoning By-law Amendment 

The Zoning By-law Amendment application received by the City in November 2018 

requested to change the zoning to a “Specialized Residential Cluster Townhouse” 
(R.3A-?) Zone and a “Specialized Service Commercial Zone” (SC.1-?) Zone.  
Specialized regulations were requested for relief from regulations of the Residential 

Cluster Townhouse Zone (R.3A) related to maximum density, minimum lot area per 
dwelling unit, minimum front yard setback, minimum landscaped open space, 

minimum common amenity area, and minimum private amenity area. The applicant 
also requested specialized regulations to the Service Commercial (SC.1) Zone related 

to minimum rear yard setback, minimum side yard setback and minimum parking 
ratios.  

The applicant has worked with staff and made several minor modifications to their 

Zoning By-law Amendment application to address concerns and to further refine the 
proposed development. Staff are recommending that the subject lands be zoned to a 

“Specialized Community Shopping Centre” (CC-29) Zone, which is the most 
appropriate zone for the “Commercial Mixed-Use Centre” land use designation of the 
Official Plan.   

A full review of the proposed zoning and specialized regulations can be found in the 
Staff Review and Planning Analysis in Attachment 11. 

Original Application 

The original application proposed the development of 31 three-storey townhouses 
within three separate blocks backing onto the north property line, four commercial 

buildings and the retention of the existing Curling Club building. 

November 2018 Revised Conceptual Site Plan 

The revised application submitted in November 2018 proposed 195 stacked 
townhouse units, a five-storey mixed-use (retail/residential) building, an office 

building and the retention of the existing Curling Club.   

Current Conceptual Site Plan 

The current conceptual site plan is proposing 200 stacked townhouse units, a five-
storey apartment building with 48 units, a 621 square metre commercial building 
and the retention of the existing Curling Club.  

Staff Review/Planning Analysis 

The staff review and planning analysis for this application is provided in Attachment 

11. The analysis addresses relevant planning considerations, including the issues and 
questions that were raised by Council and members of the public at the second 

public meeting held on March 18, 2019. Final comments on the current proposal 
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from internal City departments and agencies are included in Attachment 13. The staff 

review and planning analysis addresses the following: 

 Evaluation of the proposal against the 2020 Provincial Policy Statement and 
Amendment 1 to A Place to Grow: Growth Plan for the Greater Golden Horseshoe 

which came into effect August 28, 2020; 
 Evaluation of the proposal’s conformity with the Official Plan;  

 Review of the proposed site layout, built form and parking; 
 Review of the proposed zoning and specialized site-specific zoning regulations; 
 Evaluation of the proposal against the Urban Design Concept Plans, Principles and 

Illustrative Diagrams for Woodlawn/Woolwich Street Mixed Use Node; 
 Confirm support for the 2019 Community Energy Initiative Update (CEI); 

 Review of supporting documents submitted in support of the application; and, 
 All comments and issues raised at the second public meeting and all comments 

received from circulated agencies and members of the public. 

Financial Implications 

Estimated Development Charges: $5,690,608 (based on 2020 residential rates) and 

$85,580 (based on 2020 non-residential rates). 

Estimated Annual City Property Taxes: $553,500 based on the 2020 City tax rate for 

200 stacked townhouse units, 48 apartment units, a commercial building and the 
existing Curling Club building (estimate only and actual number may vary). 

Staff Recommendation 

The applicant has revised the proposal since the second public meeting on March 18, 
2019. The applicant has increased the number of stacked townhouses from 195 units 

to 200 units and increased the height of the stacked townhouses from three to four 
storeys and the previously proposed five-storey mixed-use building is now shown as 

a five-storey apartment building with 48 apartment units. 

Through the review of the application, staff have also identified the need for 
specialized regulations to implement the proposed development. The specialized 

regulations are discussed further in the Staff Review and Planning Analysis in 
Attachment 11. The modifications to the proposed development are considered to be 

minor and therefore staff recommend that no further public notice is required in 
accordance with Section 34(17) of the Planning Act.  

Planning staff are satisfied that the proposed Zoning By-law Amendment is 

consistent with the 2020 Provincial Policy Statement and conforms to Amendment 1 
to A Place to Grow: Growth Plan for the Greater Golden Horseshoe. The proposed 

Zoning By-law Amendment conforms to the objectives and policies of the Official 
Plan and the specialized zoning regulations proposed are appropriate for the site.  
Planning staff recommend that Council approve the Zoning By-law Amendment 

subject to the zoning regulations and proposed conditions to be imposed through site 
plan approval as outlined in Attachment 3.   

Consultations 

The original application was received by the City on January 24, 2014 and deemed to 

be complete on February 16, 2014. The Statutory Public Meeting for the original 
proposal was held on May 12, 2014. 
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The Notice of Revised Application was mailed on February 4, 2019 to local boards 

and agencies, City service areas and property owners within 120 metres of the 
subject property. The Notice of Public Meeting was mailed on February 25, 2019 to 
local boards and agencies, City service areas, property owners within 120 metres of 

the subject property and any other interested parties who requested notification. 

The Notice of Public Meeting was also advertised in the Guelph Tribune on February 

21, 2019. Notice of the application has also been provided by signage on the subject 
lands and all supporting documents submitted with the application have been posted 
on the City's website. 

The Notice of Decision Meeting was mailed on October 23, 2020 to interested parties 
who either spoke at the public meeting, provided comments on the application or 

requested to receive further notice. The public notification summary is included in 
Attachment 14. 

Strategic Plan Alignment 

Priority 

Sustaining our future 

Direction 

Plan and Design and increasingly sustainable city as Guelph grows. 

Alignment 

The proposed development application is in conformity with the policies of the City’s 
Official Plan, which is the City’s key document for guiding future land use and 

development. The Official Plan’s vision is to plan and design an increasingly 
sustainable city as Guelph grows. A review of how the proposed development is in 

conformity with the City’s Official Plan can be found in the Staff Review and Planning 
Analysis in Attachment 11. 

Attachments 

Attachment-1 Location Map and 120m Circulation 

Attachment-2 Aerial Photograph 

Attachment-3 Recommended Zoning Regulations and Conditions 

Attachment-4 2001 Official Plan Land Use Designations and Policies 

Attachment-5 Official Plan Amendment 42 and 48 Land Use Designations and Policies 

Attachment-6 Existing Zoning 

Attachment-7 Proposed Zoning 

Attachment-8 Original Conceptual Site Plan 

Attachment-9 Revised Conceptual Site Plan (November 2018) 

Attachment-10 Current Conceptual Site Plan 

Attachment-11 Staff Review and Planning Analysis 

Attachment-12 Community Energy Initiative Update Commitment 

Attachment-13 Departmental and Agency Comments 

Attachment-14 Public Notification Summary 
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Departmental Approval 

Chris DeVriendt, MCIP, RPP, Manager of Development Planning 

Report Author 

Lindsay Sulatycki, MCIP, RPP, Senior Development Planner 

 
This report was approved by: 

Krista Walkey, MCIP, RPP 

General Manager, Planning and Building Services 

Infrastructure, Development and Enterprise Services 

519-822-1260 extension 2395 

krista.walkey@guelph.ca 

 
This report was recommended by: 

Kealy Dedman, P. Eng., MPA 

Deputy Chief Administrative Officer 

Infrastructure, Development and Enterprise Services 

519-822-1260 extension 2248 

kealy.dedman@guelph.ca 
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Attachment-3 Recommended Zoning Regulations and Conditions 

3A – Zoning Regulations 

Staff are recommending a “Specialized Community Shopping Centre” (CC-29) Zone for the 
subject lands. 

Permitted Uses: 

In addition to the permitted uses set out in Section 6.2.1.2, of Zoning By-law (1995)-

14864, as amended, the following additional uses are permitted: 

 Stacked Townhouse in accordance with Section 5.3.1.1 of the By-law 
 Apartment Building in accordance with Section 5.4.1.1 of the By-law 

Prohibited Uses: 

 Carwash, Automatic 

 Carwash, Manual 
 Vehicle Gas Bar 
 Drive-through 

Regulations for Stacked Townhouses: 

In accordance with the regulations of Table 5.3.2 of the By-law, with the following 

exceptions: 

Stacked Townhouse 

For the purposes of the CC-29 zone, a Stacked Townhouse is defined as: 1 building or 

structure containing 2 or more townhouses, which are horizontally and vertically attached.  

Minimum Rear Yard 

The minimum rear yard shall be 5.5 metres, whereas the By-law requires a minimum rear 
yard of one-half the building height, and in no case less than 3 metres. 

Maximum Building Height 

The maximum building height shall be 4 storeys, whereas the By-law permits a maximum 
building height of 3 storeys. 

Private Amenity Area 

A private amenity area shall be provided for each unit and it shall have a minimum area as 
follows: 

Below grade units – 9 square metres per unit 

Ground level units – 3 square metres per unit 

Above grade units – 3 square metres per unit 

Regulations for Apartment Buildings: 

In accordance with the regulations of table 5.4.2 of the By-law, with the following 
exceptions: 

Common Amenity Area 

The minimum common amenity area shall be 10 square metres per unit, whereas the By-
law requires a minimum of 20 square metres per dwelling unit for the first 20 units and 20 

square metres per unit for each additional dwelling unit. 

Maximum Building Height 
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The maximum building height shall be 5 storeys, whereas the By-law permits a maximum 
building height of 8 storeys. 

Regulations for all Permitted Uses in the CC-29 Zone: 

Minimum Landscaped Open Space 

The minimum landscaped open space shall be 35% of the Lot. 

Net Density 

Despite Sections 5.3.2.6 and Table 5.4.2, row 5 of the By-law, the residential net density 

for the CC-29 Zone shall be a maximum of 150 units per hectare. 

Off-Street Parking 

Despite Table 6.2.2, Row 14 and Section 4.13.4.1 of the By-law, the minimum off-street 
parking required shall be 1 space per 23 square metres of Gross Floor Area for all non-
residential Uses in this Zone. 

Maximum Commercial Gross Floor Area 

Despite Table 6.2.2, Row 10, the maximum Commercial Gross Floor Area shall be 5,920 

square metres. 

Ministry of Transportation Setback 

All buildings and structures shall be setback a minimum of 14 metres from the highway 

property limit. 

Severability Provision 

The uses and regulations of the CC-29 Zone shall continue to apply collectively to the 
whole of the lands identified as CC-29, despite any future severance or condo registration. 

3B – Proposed Conditions of Site Plan Approval: 

The following conditions are provided as information to Council and will be imposed 
through site plan approval, pursuant to Section 41 of the Planning Act: 

1. That the Owner/Developer shall submit to the City, in accordance with Section 41 of 
The Planning Act, a fully detailed site plan, indicating the location of the building, 

building design, landscaping, parking, traffic circulation, sidewalks, access, lighting, 
grading and drainage on the said lands to the satisfaction of the General Manager of 
Planning and the General Manager/City Engineer, prior to any construction or grading 

on the lands. 

2. That the Owner/Developer commits and agrees that the details of the layout and 

design for the development of the subject lands shall be generally in accordance with 
the current conceptual site plan in Attachment 10 of the November 9, 2020 816 
Woolwich Street Decision Report from Infrastructure, Development and Enterprise 

Services. 

3. That the Owner/Developer shall work with the landowners to the north and south to 

provide pedestrian/active transportation connections between the sites. 

4. That the Owner/Developer acknowledges and agrees that ensuring the suitability of the 
land from an environmental engineering perspective, for the proposed use(s) is the 

responsibility of the Owner/Developer. 

5. That prior to site plan approval and prior to any construction or grading on the lands, 

the Owner/Developer shall provide to the City, to the satisfaction of the General 
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Manager/City Engineer, any of the following studies, plans and reports that may be 
requested by the General Manager/City Engineer: 

i. a stormwater management report and plans certified by a Professional Engineer in 
accordance with the City’s Guidelines and the latest edition of the Ministry of the 

Environment’s "Stormwater Management Practices Planning and Design Manual", 
which addresses the quantity and quality of stormwater discharge from the site 
together with a monitoring and maintenance program for the stormwater 

management facility to be submitted; 

ii. Noise Report shall be submitted and shall be completed in accordance with the 

City’s noise guidelines. 

iii. a grading, drainage and servicing plan prepared by a Professional Engineer for the 
site; 

iv. a detailed erosion and sediment control plan, certified by a Professional Engineer 
that indicates the means whereby erosion will be minimized and sediment 

maintained on-site throughout grading and construction; 

v. a construction traffic access and control plan for all phases of servicing and building 
construction; 

vi. salt management plan in accordance with the Grand River Source Protection Policy 
CG-CW-29. 

6. That the Owner/Developer shall, to the satisfaction of the General Manager/City 
Engineer, address and be responsible for adhering to all the recommended measures 

contained in the plans, studies and reports outlined in subsections 5 i) to 5 vi) 
inclusive. 

7. That the Owner/Developer shall obtain a site alteration permit in accordance with City 

By-law (2016)-20097 to the satisfaction of the General Manager/City Engineer if 
grading or earthworks is to occur prior to site plan approval. 

8. That prior to any construction or grading on the lands, the Owner/Developer shall 
construct, install and maintain erosion and sediment control facilities, satisfactory to 
the General Manager/City Engineer, in accordance with a plan that has been submitted 

to and approved by the General Manager/City Engineer. Furthermore, the 
Owner/Developer shall provide a qualified environmental inspector, satisfactory to the 

General Manager/City Engineer, to inspect the site during all phases of development 
and construction including grading, servicing and building construction. The 
environmental inspector shall monitor and inspect the erosion and sediment control 

measures and procedures on a weekly or more frequent basis if required. The 
environmental inspector shall report on his or her findings to the City on a monthly or 

more frequent basis. 

9. That the Owner/Developer shall stabilize all disturbed soil within 90 days of being 
disturbed, control all noxious weeds and keep ground cover to a maximum height of 

150 mm (6 inches). 

10.That the Owner/Developer shall prepare and implement a construction traffic access 

and control plan for all phases of servicing and building construction to the satisfaction 
of the City Engineer. Any costs related to the implementation of such a plan be borne 
by the Owner/Developer. 
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Attachment-3 Recommended Zoning Regulations and Conditions 

(continued) 

11.That the Owner/Developer shall pay to the City the actual cost of the construction of 
the new driveway entrances and required curb cut and/or curb fill. Furthermore, prior 

to site plan approval and prior to any construction or grading on the lands, the 
Owner/Developer shall pay to the City, the estimated cost as determined by the 

General Manager/City Engineer of the construction of the new driveway entrances and 
required curb cut and/or curb fill. 

12.That the Owner/Developer shall pay to the City the actual cost of construction of 

municipal services within the City’s right-of-way including such items as sanitary, water 
and storm laterals, driveways, curb cuts and/or curb fills, sidewalk. Prior to approval of 

the plans, the Owner/Developer shall pay to the City the estimated cost of the 
construction of municipal services as determined by the General Manager/City 

Engineer. 

13.That the Owner/Developer agrees, prior to final site plan approval, to grant any 
necessary servicing easements in favour of the adjacent lands currently using or 

draining into the existing watermain, sanitary and storm sewer. 

14.That the Owner/Developer acknowledges that the City does not allow retaining walls 

higher than 1.0 metre abutting existing residential properties without the permission of 
the General Manager/City Engineer. 

15.That the Owner/Developer shall ensure that any private water supply wells, boreholes, 

monitoring wells and septic systems are decommissioned in accordance with O. Reg. 
903. 

16.That the Owner/Developer shall confirm that the basements will have a minimum 
0.5metre separation from the seasonal high groundwater elevation in accordance with 
Development Engineering Manual. 

17.That the Owner/Developer shall construct the new buildings at such an elevation that 
the lowest level of the buildings can be serviced with a gravity connection to the 

sanitary sewer. 

18.That the Owner/Developer shall submit a report prepared by a Professional Engineer to 
the satisfaction of the Chief Building Official certifying that all fill placed below proposed 

building locations has adequate structural capacity to support the proposed building. All 
fill placed within the allowable Zoning By-law envelope for building construction shall be 

certified to a maximum distance of 30 metres from the street line. This report shall 
include the following information; lot number, depth of fill, top elevation of fill and the 
area approved for building construction from the street line. 

19.That the Owner/Developer shall submit a report prepared by a Professional Engineer to 
the satisfaction of the Chief Building Official providing an opinion on the presence of 

soil gases (Radon and Methane) in the plan in accordance with applicable provisions 
contained in the Ontario Building Code. 

20.That the Owner/Developer shall enter into an agreement with the City, to be registered 

on title, satisfactory to the City Solicitor which includes all requirements, financial and 
otherwise to the satisfaction of the City of Guelph. 
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Attachment-3 Recommended Zoning Regulations and Conditions 

(continued) 

21.That the Owner/Developer shall obtain approval of the General Manager/City Engineer 
with respect to the availability of adequate water supply and sewage treatment 

capacity. 

22.That the Owner/Developer shall submit a Noise impact study report in accordance with 

Guelph Noise Control Guidelines to the satisfaction of the General Manager /City 
Engineer. 

23.That the Owner/Developer shall service, grade, develop and maintain the site in 

accordance with the plans that have been approved by the City through the site plan 
approval. The Owner/Developer shall have the Professional Engineer who designed the 

servicing certify to the City that they supervised the construction of the servicing and 
that the as-built servicing is functioning properly as designed. The Owner/Developer 

shall have the Professional Engineer who designed the site grading and drainage 
submit an as-built grading and drainage plan to the City. 

24.That the Owner/Developer shall place, or agree to place, the following notifications in 

all offers of purchase and sale for all lots and/or dwelling units and agrees that these 
same notifications shall be placed in the agreement to be registered on title: 

a) “Purchasers and/or tenants of all lots or units are advised that sump pumps will be 
required for every lot unless a gravity outlet for the foundation drain can be provided 
on the lot in accordance with a certified design by a Professional Engineer.” 

b) “Purchasers and/or tenants of all lots or units are advised that if any fee has been 
paid by the purchaser to the Owner for the planting of trees on City boulevards in 

front of residential units does not obligate the City or guarantee that a tree will be 
planted on the boulevard in front or on the side of a particular residential dwelling. 
The City shall not provide regular maintenance for trees planted on private property 

save and except any maintenance conducted pursuant to section 62 of the Municipal 
Act, 2001, c.25, as amended, and purchasers of all lots or units shall be obligated to 

maintain any tree on private property in accordance with and pursuant to the City of 
Guelph’s Property Standards By-law (2000)-16454, as amended.” 

c) “Purchasers and/or tenants of all lots or units, are advised prior to the completion of 

home sales, of the time frame during which construction activities may occur, and the 
potential for residents to be inconvenienced by construction activities such as noise, 

dust, dirt, debris, drainage and construction traffic.” 

d) “Purchasers and/or tenants of all lots or units are advised that on-street parking 
restrictions may apply to the street fronting their property.” 

25.That the Owner/Developer shall provide the City with a drainage certificate from an 
Ontario Land Surveyor or a Professional Engineer certifying that the fine grading and 

sodding/vegetation of the site is complete and that the elevation of the building 
foundation(s) and the grading of the site is in conformity with the approved grading 
and drainage plan. Any variance from the approved plans has received the prior 

approval of the City Engineer. 

26.That the Owner/Developer shall have the Professional Engineer who designed the 

storm water management system certify to the City that he/she supervised the 
construction of the storm water management system, and that the storm water 

management system was approved by the City and that it is functioning properly. 
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Attachment-3 Recommended Zoning Regulations and Conditions 

(continued) 

27.That the Owner/Developer shall provide the City with a certificate from a Professional 
Engineer certifying that the sanitary sewers, building drains, building sewers, building 

storm drains, building storm sewers, watermains, water distribution system, hydrants, 
catchbasins, roadways, driveways, parking areas and sidewalks that are to become 

part of the common facilities and areas, are in good repair, free from defects and 
functioning properly. 

28.That the Owner/Developer shall provide assurance of proper operation and 

maintenance of the Stormwater management facility, and oil-grit-separator (OGS) 
unit(s) through site plan agreement and condominium declaration. 

29.That the Owner/Developer agrees to provide assurance of proper operation and 
maintenance of the infiltration galleries through site plan agreement and condominium 

declaration. 

30.That the Owner/Developer agrees to maintain log for perpetual cleaning / maintenance 
of oil-grit-separator (OGS) unit(s), Stormwater management facility, and infiltration 

galleries and agrees to submit the maintenance log for audit purposes to the City and 
other agencies upon request through site plan agreement and condominium 

declaration. 

31.That all applications for a building permit shall be accompanied by a plot plan that 
shows that the proposed building, grading and drainage are in conformance with the 

approved overall site drainage and grading plan. 

32.That the Owner/Developer shall retain a Professional Engineer, licensed in the Province 

of Ontario, to prepare an on-site engineering works cost estimate using the City’s 
template. The estimate is to be certified by the Professional Engineer. The 
Owner/Developer shall provide the City with cash or letter of credit security for the on-

site engineering works in an amount satisfactory to the City. The Owner/Developer 
shall pay the engineering on-site works inspection fee to the satisfaction of the City. 

33.That prior to any site alteration, tree removal or construction, the Owner/Developer 
shall prepare an updated Tree Inventory & Preservation Plan as well as a Landscaping, 
Compensation and Replacement Plan, satisfactory to the General Manager of Planning 

and Building Services.  

34.That prior to site plan approval or site alteration or tree removal, the Owner/Developer 

shall prepare a detailed Landscaping, Compensation and Replacement Plan, prepared 
by an OALA that includes provision of street trees and landscaping of amenity space/ 
common elements of the future condominium satisfactory to the General Manager of 

Planning and Building Services. 

35.That prior to site alteration or tree removal, the Developer shall provide a qualified 

Environmental Inspector, satisfactory to the General Manager of Planning and Building 
Services and the City Engineer, to inspect the site during all phases of development 
and construction including grading, servicing, and building construction. The 

environmental inspector shall monitor and inspect the erosion and sediment control 
and tree protection measures and procedures on a weekly or more frequent basis and 

report on their findings to the City on a monthly basis. 

36.That prior to site plan approval the Owner/Developer shall prepare a Salt Management 

Plan for the development satisfactory to the City’s Risk Management Official for Source 
Water Protection. 
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Attachment-3 Recommended Zoning Regulations and Conditions 

(continued) 

37.That prior to site plan approval, the Owner/Developer shall complete and provide a 
security to the City to ensure the proper and timely completion of all landscaping in 

accordance with the approved Landscaping Plan(s). The amount of the securities 
required is determined from a detailed cost estimate for the sited works, listing items, 

quantities, unit costs and total costs. The cost estimate is to be prepared by the 
consultant and to the satisfaction of the General Manager of Planning and Building 
Services. 

38.That prior to site plan approval the Owner/Developer shall provide the City with a letter 
of credit to cover the City approved cost estimate for the post-development monitoring 

program to the satisfaction of the General Manager of Planning and Building Services. 

39.That the Owner/Developer shall be responsible for the cost of design and development 

of the demarcation of lands owned by the City in accordance with the City of Guelph 
Property Demarcation Policy. This shall include the submission of drawings and the 
administration of the construction contract up to the end of two-year warrantee period 

completed by a full member of Ontario Association of Landscape Architect (OALA) with 
seal for approval to the satisfaction of the Deputy CAO of Public Services. The 

Owner/Developer shall provide the City with cash or letter of credit to cover the City 
approved estimate for the cost of installation of the demarcation for the City lands to 
the satisfaction of the Deputy CAO of Public Services. The Owner/Developer shall be 

responsible for installing demarcation prior to registration of the Plan of Condominium. 

40.That the existing City Gateway Feature is located within the property limits of the 

subject lands and is proposed to be relocated. The City and Owner/Developer will work 
together through the site plan approval process to determine an acceptable location for 
the gateway feature. Details regarding the location, design, installation and 

maintenance of the new gateway feature shall be included in an Agreement between 
the City and Owner/Developer to the satisfaction of the City Solicitor if an acceptable 

location is agreed upon by both the Owner/Developer and the City. 

41.That if an acceptable location for the gateway feature is agreed upon by both the 
Owner/Developer and the City, the Owner/Developer and City shall enter into an 

Agreement regarding an easement on the subject lands in favour of the City for access 
and maintenance to the gateway feature.  The City would be looking to purchase an 

easement interest over the agreed upon location, which would be obtained under 
separate process through Realty Services, by Agreement of Purchase and Sale, for fair 
market value. 

42.That the Owner/Developer shall provide Park Planning with a digital file in CAD format 
containing the as-built information of City Gateway Feature, grades/contours, 

landscaping etc. if the City Gateway Feature is located on the subject lands. 

43.That the Owner/Developer shall pay cash in-lieu of parkland conveyance for the entire 
development according to City of Guelph By-law (2019)-20366 as amended by (2019)-

20380 or any successor thereof, prior to issuance of any building permits. 
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Attachment-3 Recommended Zoning Regulations and Conditions 

(continued) 

44.That prior to submitting any building permit applications, the Owner/Developer shall 
provide to the Deputy CAO of Public Services a satisfactory narrative appraisal report 

prepared for The Corporation of the City of Guelph for the purposes of calculating the 
payment of cash-in-lieu of parkland dedication.  The appraisal report shall be prepared 

by a qualified appraiser who is a member in good standing of the Appraisal Institute of 
Canada and shall be subject to the review and approval of the Deputy CAO of Public 
Services. 

45.That prior to site plan approval, the Owner/Developer shall demonstrate to the 
satisfaction of the General Manager of Planning and Building Services a commitment to 

incorporate features into the development that will implement recommendations of the 
City’s Community Energy Initiative (CEI) and the overall goal of becoming a net zero 

carbon community by 2050. 

46.That prior to the issuance of site plan approval, written confirmation shall be received 
from the General Manager of Environmental Services or his or her designate that the 

proposed development is in conformance with By-law (2011)-19199, or any successor 
thereof, known as the Waste Management By-law. Further, the Owner/Developer 

agrees and commits to employ a three-stream waste collection system with 
considerations and opportunities developed in their Waste Management Plan that would 
facilitate the transition to City collection at some point in the future. 

47.That the Owner/Developer shall pay to the City, as determined applicable by the Chief 
Financial Officer/City Treasurer, Development Charges in accordance with the City of 

Guelph Development Charges By-law (2019)-20372, as amended from time to time, or 
any successor thereof, and in accordance with the Education Development Charges By-
laws of the Upper Grand District School Board (Wellington County) and the Wellington 

Catholic District School Board, as amended from time to time, or any successor by-laws 
thereof, prior to this issuance of building permits.  

48.That the Owner/Developer agrees to provide the Upper Grand District School Board 
with digital files of the final site plans in either ARC/INFO export or DXF format 
containing parcel fabric and street network. 

49.That the Owner/Developer shall agree in the site plan agreement/condominium 
declaration that adequate sidewalks, lighting and snow removal (on sidewalks and 

walkways) is provided to allow children to walk safely to school or to a designated bus 
pickup point. 

50.That the Owner/Developer and the Upper Grand District School Board reach an 

agreement regarding the supply and erection of a sign (at the Developer’s expense and 
according to the Board’s specifications) affixed to the permanent development sign 

advising prospective residents about schools in the area. 

51.That the Owner/Developer agrees in the site plan agreement/condominium declaration 
to advise purchasers of residential units and/or renters of same, by inserting the 

following clause in all offers of Purchase and Sale/Lease:  

“In order to limit liability, public school buses operated by the Service de transport de 

Wellington-Dufferin Student Transportation Services, or its assigns or successors, will 
not travel on privately owned or maintained right-of-ways to pick up students, and 

potential busing students will be required to meet the bus at a congregated bus pick-up 
point.” 
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Attachment-3 Recommended Zoning Regulations and Conditions 

(continued) 

52.That the Owner/Developer shall make satisfactory arrangements with Guelph 
Hydro/Alectra Utilities and phone and cable providers for the servicing of the lands as 

well as provisions for any easements and/or rights-of-way for their plant. 

53.That the Owner/Developer shall make satisfactory arrangements with Union Gas for the 

servicing of the lands as well as provisions for any easements and/or right-of-way for 
their plant, prior to site plan approval and prior to any construction or grading on the 
lands. 

54.That the Owner/Developer shall satisfy Ministry of Transportation requirements to 
obtain a MTO Building and Land Use Permit, as may be required. 

55.That the Owner/Developer shall satisfy the Ministry of Heritage, Sport, Tourism and 
Culture Industries with archeological assessment(s) for the property and that all 

reports are submitted to the City along with Ministry acknowledgement prior to site 
plan approval and prior to any construction or grading on the lands. 
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Attachment-4 2001 Official Plan Land Use Designations and Policies 

(continued) 

Mixed Use Nodes 

7.4.5 The ‘Mixed Use Nodes’ identified on Schedule 1 in this Plan is comprised of 

one or several individual developments on one or more properties on both 
sides of an intersection of major roads within a "node". These areas are 

intended to serve both the needs of residents living and working in nearby 
neighbourhoods and employment districts and the wider City as a whole. 

7.4.6  The intent of the ‘Mixed Use Node’ designation is to create a well-defined 

focal point and to efficiently use the land base by grouping complementary 
uses in close proximity to one another providing the opportunity to satisfy 

several shopping and service needs at one location. Implementing zoning by-
laws may include mechanisms such as minimum density requirements and 

maximum parking standards to promote the efficient use of the land base. 

7.4.7  It is intended that where there are adjacent properties within the node that 
the lands will be integrated with one another in terms of internal access 

roads, entrances from public streets, access to common parking areas, 
grading, open space and storm water management systems. Furthermore, it 

is intended that individual developments within the Mixed Use Node will be 
designed to be integrated into the wider community by footpaths, sidewalks 
and bicycle systems and by the placement of smaller buildings amenable to 

the provision of local goods and services in close proximity to the street line 
near transit facilities. 

7.4.8 The boundaries of the ‘Mixed Use Node’ designation are intended to clearly 
distinguish the node as a distinct entity from adjacent land use designations. 
Subject to the policies of Section 9.2, proposals to expand a ‘Mixed Use Node’ 

beyond these boundaries or to establish a new node shall require an Official 
Plan Amendment supported by impact studies as outlined in policies 7.4.48 to 

7.4.52.  

7.4.9  The ‘Mixed Use Node’ is intended to provide a wide range of retail, service, 
entertainment and recreational commercial uses as well as complementary 

uses including open space, institutional, cultural and educational uses, hotels, 
and livework studios. Medium and high density multiple unit residential 

development and apartments shall also be permitted in accordance with the 
policies of Section 7.2. Only small scale professional and medically related 
offices shall be permitted in this designation in order to direct major offices to 

the CBD, Intensification Area, Corporate Business Park and Institutional 
designations. 

7.4.10  The permitted uses can be mixed vertically within a building or horizontally 
within multiple-unit mall buildings or may be provided in free-standing 
individual buildings. Where an individual development incorporates a single 

use building in excess of 5,575 square metres (60,000 sq. ft) of gross 
leasable floor area, the site shall also be designed to provide the opportunity 

for smaller buildings amenable to the provision of local goods and services to 
be located near intersections and immediately adjacent to the street line near 

transit facilities. These smaller buildings shall comprise a minimum of 10% of 
the total gross leasable floor area within the overall development. 
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Attachment-4 2001 Official Plan Land Use Designations and Policies 

(continued) 

7.4.11  The City will require the aesthetic character of site and building design to be 
consistent with the City’s urban design objectives and guidelines and shall 

incorporate measures into the approval of Zoning By-laws and site plans used 
to regulate development within the ‘Mixed Use Node’ designation to ensure 

such consistency. 

7.4.12  The ‘Mixed Use Nodes’ incorporate land containing existing uses as well as 
vacant land required to meet the identified needs of the City. In order to 

promote a mixture of land uses within each ‘Mixed Use Node’ designation it is 
the intent of this Plan that new retail development will be limited to the 

following floor area cumulatively of all buildings within the node: 

• Woodlawn / Woolwich Street Node: 42,000 sq. m. 

• Paisley / Imperial Node: 42,000 sq. m. 

• Watson Parkway / Starwood Node 28,000 sq. m. 

• Gordon / Clair Node 48,500 sq. m. 

• Silver Creek Junction: 22,760 sq.m (245,000 square metres) subject to the 
specific restrictions set out in Section 7.18.5.1. 

7.4.13  No individual ‘Mixed Use Node’ shall have more than four (4) freestanding 
individual retail uses exceeding 5,575 square metres (60,000 sq. ft) of gross 
leasable floor area.  

7.4.14  In accordance with Section 9.2, any proposal to exceed the retail floor area 
limitations within a ‘Mixed Use Node’ established in policy 7.4.12 or the 

number of large retail uses in policy 7.4.13 shall require impact studies as 
outlined in policies 7.4.48 to 7.4.52. 

7.13   Greenlands System 

The Greenlands System represents a planning framework which recognizes 
that natural heritage features and their associated landscapes need to be 

considered in a holistic manner in order to provide a comprehensive and 
integrated approach for conservation and enhancement. The Greenlands 
System is intended to include those features and areas which, are part of the 

City's natural heritage as well as areas in which natural hazards may pose a 
threat to public safety. These often inter-related areas include: 

- wetlands; 

- forestry resources; 

- streams and valleys; 

- ponds; 

- areas of natural and scientific interest; 

- fish, wildlife and plant habitats; 

- flood plains and hazard lands; 

- habitat areas for endangered and threatened species.   
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Attachment-4 2001 Official Plan Land Use Designations and Policies 

(continued) 

7.13.1 Core Greenlands 

 The ‘Core Greenlands’ land use designation recognizes areas of the 

Greenlands System which have greater sensitivity or significance. The 
following natural heritage feature areas have been included in the ‘Core 

Greenlands’ designation of Schedule 1: provincially significant wetlands, the 
significant portion of habitat of threatened and endangered species, and the 
significant areas of natural and scientific interest (ANSI). Natural hazard 

lands including steep slopes, erosion hazard lands and unstable soils may also 
be associated with the ‘Core Greenlands’ areas. In addition, the floodways of 

rivers, streams and creeks are found within the ‘Core Greenlands’ 
designation. 

1.  Policies relating to natural heritage features are contained in Section 6 of 
this Plan. 

2.  Policies relating to natural hazard lands are contained in Section 5 of this 

Plan. 

7.13.2  The natural heritage features contained within the ‘Core Greenlands’ 

designation are to be protected for the ecological value and function. 
Development is not permitted within this designation. Uses that are permitted 
include conservation activities, open space and passive recreational pursuits 

that do not negatively impact on the natural heritage features or their 
associated ecological functions. 

7.13.3  The natural heritage features contained within the ‘Core Greenlands’ 
designation are outlined on Schedule 2 of this Plan. Where a development 
proposal is made on adjacent lands to these natural heritage features, the 

proponent is responsible for completing an environmental impact study in 
accordance with the provisions of subsection 6.3 of this Plan. Where 

appropriate and reasonable, consideration will be given to measures to 
provide for the enhancement of natural heritage features within the ‘Core 
Greenlands’ designation as part of such an environmental impact study. 

7.13.4 In implementing the Greenlands System provisions of this Plan, ‘Core 
Greenland’ areas shall be placed in a restrictive land use category of the 

implementing Zoning By-law, which prohibits development except as may be 
necessary for the on-going management or maintenance of the natural 
environment. 

7.13.5  Non-Core Greenlands Overlay 

The lands associated with the Non-Core Greenlands overlay on Schedule 1 

may contain natural heritage features, natural feature adjacent lands and 
natural hazard lands that should be afforded protection from development. 
The following natural features and their associated adjacent lands are found 

within the Non-Core Greenlands area: fish habitat, locally significant 
wetlands, significant woodlands, significant environmental corridors and 

ecological linkages, significant wildlife habitat. In many instances these 
natural features also have hazards associated with them which serve as 

development constraints. 
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Attachment-5 Official Plan Amendment 42 and 48 Land Use Designations 

and Policies 
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Attachment-5 Official Plan Amendment 42 and 48 Land Use Designations 

and Policies (continued) 

9.4.2 Commercial Mixed-use Centre 

The following Community Mixed-use Centres are designated on Schedule 2:  

• Woodlawn/Woolwich  

• Paisley/Imperial  

• Watson/Starwood  

• Gordon/Clair  

• Silvercreek Junction 

Objectives 
a) To promote Community Mixed-use Centres as areas that support a mix of uses 

including concentrations of commercial, residential and complementary uses serving 
the immediate neighbourhood and the wider community.  

Policies 
1. The Community Mixed-use Centres identified on Schedule 2 of this Plan are 

comprised of one or several individual developments on one or more properties on 

both sides of an intersection of major roads within the designation. These areas are 
intended to serve both the needs of residents living and working in nearby 

neighbourhoods and employment districts and the wider City as a whole. 
 

2. The intent of the Community Mixed-use Centre designation is to create a well-

defined focal point and to efficiently use the land base by grouping complementary 
uses in close proximity to one another providing the opportunity to satisfy several 

shopping and service needs at one location. Implementing Zoning By-laws may 
include mechanisms, such as minimum height and density requirements and 
maximum parking standards, to promote the efficient use of the land base. 

 
3. Development will be comprehensively planned and integrated with the overall 

Community Mixed-use Node and in accordance with any applicable concept plans or 
urban design studies as per the policies of Section 3.11. 

 

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

buildings. 
 

5. Properties within the Community Mixed-use Centre will be integrated through 

internal access roads, entrances from public streets, access to common parking 
areas, open space, grading and stormwater management systems. Furthermore, it 

is intended that individual developments within the Community Mixed-use Centre 
will be designed to be integrated into the wider community by footpaths, sidewalks 
and bicycle systems and by the placement of smaller buildings amenable to the 

provision of local goods and services in close proximity to the street line near transit 
facilities.  
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Attachment-5 Official Plan Amendment 42 and 48 Land Use Designations 

and Policies (continued) 

 
6. Community Mixed-use Centres are strongly encouraged to incorporate Main Street 

type development in strategic locations.  Main street areas, as identified through 
concept plans as per Section 3.1.1, will be planned and designed to reflect the 

following:  
 
i) multi-storey buildings fronting onto the main street;  

ii) ground floor retail and service uses are strongly encouraged;  
iii) office uses at ground floor should be limited; 

iv) residential uses should be provided primarily above commercial uses in 
addition to some free-standing residential buildings;  

v) rhythm and spacing of building entrances and appropriately sized storefronts 
to encourage pedestrian activity; 

vi) urban squares, where appropriate; and 

vii) on-street parking. 

 

7. Large free-standing buildings should be integrated with smaller-scale stores to 
create a Main Street-type environment or located on peripheral sites within the 
designation, which are directly linked to the Main Street. 

 
8. The City will require the aesthetic character of site and building design to be 

consistent with the Urban Design policies of this Plan and any applicable urban 
design guidelines while recognizing the unique context of individual Community 
Mixed-use centres.  Measures may be incorporated into development approvals to 

ensure consistency.  

 

9. The boundaries of the Community Mixed-use Centre designation are intended to 
clearly distinguish the Community Mixed-use Centre as a distinct entity from 
adjacent land use designations. Proposals to expand a Community Mixed-use Centre 

beyond these boundaries or to establish a new Community Mixed-use Centre shall 
require an Official Plan Amendment supported by a Market Impact Study in 

accordance with the policies of this Plan.  
 

10.Development within the Community Mixed-use Centre designation is subject to the 

policies of Section 3.11 of this Plan. 

 

Permitted Uses 
11.The following uses may be permitted in Community Mixed-use Centres, subject to 

the applicable provisions of this Plan:  

i) commercial, retail and service uses;  
ii) live/work uses;  

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

v) community services and facilities;  
vi) cultural, educational and institutional uses;  
vii) hotels;  

viii) multiple unit residential; and  
ix) urban squares and open space.  
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12.Vehicle repair and vehicle service stations shall only be permitted as accessory 

uses.  
 

13.The permitted uses can be mixed vertically within a building or horizontally within 
multiple-unit buildings or may be provided in free-standing individual buildings. 
Where an individual development incorporates a single use building in excess of 

5,575 square metres (60,000 sq. ft) of gross floor area, the site shall also be 
designed to provide the opportunity for smaller buildings amenable to the provision 

of local goods and services to be located near intersections and immediately 
adjacent to the street line near transit facilities. These smaller buildings shall 
comprise a minimum of 10% of the total gross floor area within the overall 

development.  

 

14.No individual Commercial Mixed-use Centre shall have more than four (4) 
freestanding individual retail uses exceeding 5,575 square metres (60,000 sq. ft) of 
gross floor area. 

Height and Density 

15.The Commercial Mixed-use Centres incorporate land containing existing uses as well 

as vacant land required to meet the identified needs of the City. To promote a 
mixture of land uses within each Community Mixed-use Centre, retail development 

will be limited to the following total gross floor area cumulatively of all buildings 
within the designation: 

Mixed-use Centre: 

Gordon/Clair:57,900 sq.m 

Woodlawn/Woolwich:75,600 sq.m 

Paisley/Imperial:63,500 

Watson Parkway/Starwood:39,700 sq.m 

Silvercreek Junction:22,760 

 
16.The maximum height is ten (10) storeys. 

 
17.For freestanding residential development, the maximum net density is 150 units per 

hectare and the minimum net density is 100 units per hectare.  

 
18.Additional building height and density may be considered subject to the Height and 

Density Bonus provisions of this Plan.  

 

9.11 Natural Heritage System 

1. The Natural Heritage System is comprised of two designations as identified: 

• Significant Natural Areas 

• Natural Areas 
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Attachment-5 Official Plan Amendment 42 and 48 Land Use Designations 

and Policies (continued) 

4.1.3.1 General Policies: Significant Natural Areas  

 

1. Development or site alteration shall not be permitted within Significant Natural Areas 
including their established or minimum buffers as designated on Schedule 1, except in 

accordance with the general policies in 4.1.2 and the Significant Natural Areas policies 
in 4.1.3. 

 

2. In accordance with the applicable policies in 4.1.2 and 4.1.3, development or site 
alteration may be permitted within the adjacent lands to Significant Natural Areas 

provided that it has been demonstrated through an EIS or EA that there will be no 
negative impacts to the protected natural heritage features and areas or their 

associated ecological functions.  
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Attachment-6 Existing Zoning 
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Attachment-7 Proposed Zoning 
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Attachment-7 Proposed Zoning (continued) 

In accordance with the specialized zoning regulations outlined in Attachment-3 and 
Section 5.3.1.1 for Stacked Townhouses and Stacked Townhouse regulations of Table 
5.3.2, Section 5.4.1.1 for Apartment Buildings and General Apartment regulations of Table 

5.4.2 and Section 6.2.1.2 for the Community Shopping Centre and the Community 
Shopping Centre regulations of Table 6.2.2 of the Zoning By-law as outlined below. 
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Attachment-7 Proposed Zoning (continued) 
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Attachment-7 Proposed Zoning (continued) 

 

 

Page 49 of 113



Attachment-8 Original Conceptual Site Plan 
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Attachment-9 Revised Conceptual Site Plan (November 2018) 
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Attachment-10 Current Conceptual Site Plan 
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Attachment-11 Staff Review and Planning Analysis 

Provincial Policy Statement, 2020 

The Provincial Policy Statement, 2020, came into effect on May 1, 2020. The Provincial 
Policy Statement (PPS) provides direction on matters of provincial interest related to land 

use planning and development. Part IV: Vision for Ontario’s Land Use Planning System, 
includes that “Efficient development patterns optimize the use of land, resources and 

public investment in infrastructure and public service facilities.”  

Most relevant to these applications, Policy Section 1.0 – Building Strong Healthy 
Communities speaks to efficient land use and development patterns that support 

sustainability by promoting strong, liveable, healthy and resilient communities, protecting 
the environment and public health and safety, and facilitating economic growth.  Policy 

1.1.1 of the PPS promotes creating and sustaining healthy, liveable and safe communities. 
This is achieved in part by promoting efficient development and land use patterns which 

sustain the financial well-being of the Province and municipalities over the long term, and 
also by accommodating an appropriate affordable and market-based range and mix of 
residential types [1.1.1 a), b)]. Furthermore, promoting the integration of land use 

planning, growth management, transit-supportive development, intensification and 
infrastructure planning to achieve cost-effective development patterns, optimization of 

transit investments, and standards to minimize land consumption and servicing costs 
(1.1.1 e); and ensuring that necessary infrastructure and public service facilities are or will 
be available to meet current and projected needs.  Section 1.1.3 (Settlement Areas) 

further states that “It is in the interest of all communities to use land and resources 
wisely, to promote efficient development patterns, protect resources, promote green 

spaces, ensure effective use of infrastructure and public service facilities and minimize 
unnecessary public expenditures.”  

The proposed development is consistent with these principles by: 

 Providing an efficient land use pattern by building within the ‘Built-Up Area’ to make 
the most efficient use of land and existing services. 

 Providing for development on lands that can be serviced to municipal standards. 
 Providing residential uses located within walking distance of existing transit routes 

and in close proximity to commercial amenities.  

Section 1.4 focuses on housing development, new housing is to be directed to locations 
where appropriate levels of infrastructure and public services are and will be available to 

support anticipated needs.  The proposed development is consistent with the Province’s 
direction by: 

• Supporting residential intensification. 

• Providing new residential development on lands containing appropriate levels of 
infrastructure. 

• Providing residential densities that efficiently use land, infrastructure and support 
existing and planned active transportation and public transit. 

Natural heritage features, which are contained within the City’s Natural Heritage System 

(NHS) in Schedule 4 of the Official Plan are to be protected for the long term [2.1.1]. This 
includes maintaining, restoring or improving the ecological function of the NHS and 

recognizing any linkages between and among surface water and ground water features 
[2.1.2].  The proposed development does not negatively impact the adjacent NHS and the 

applicant has prepared an Environmental Impact Study (EIS) to demonstrate this, which is 
discussed later in the analysis.   
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Policy 4.7 of the PPS directs that a City’s Official Plan is the most important vehicle for 
implementation of the PSS.  A more detailed review on how the proposed Zoning By-law 

Amendment is consistent with the above PPS policies, as well as policies in the City’s 
Official Plan will be outlined later in this analysis.  

The proposal to permit the proposed commercial and residential development on the 
subject lands is consistent with the policies of the PPS. The proposed development 
represents a compact form of development within the City’s settlement area that will allow 

the efficient use of land, infrastructure and public service facilities and be at a transit 
supportive density where transit, infrastructure and other services are already readily 

available. The proposal contributes to achieving an appropriate range of housing types and 
densities to help the City of Guelph meet projected requirements for current and future 
residents.  The proposed development is consistent with the Provincial Policy Statement.  

A Place to Grow: Growth Plan for the Greater Golden Horseshoe 

Amendment 1 to A Place to Grow: Growth Plan for the Greater Golden Horseshoe came 

into effect on August 28, 2020.  This is an amendment to the Growth Plan that came into 
effect on May 16, 2019.  

The Growth Plan for the Greater Golden Horseshoe, 2019 (the Growth Plan) is issued 
under the Places to Grow Act and works to support the achievement of complete 
communities, manage forecasted population and employment growth, protect the natural 

environment, and support economic development. While the PPS as outlined above 
provides broader policy direction on matters of provincial interest, the Growth Plan 

provides more focused direction for development within the Greater Golden Horseshoe 
area.  The Growth Plan builds on other provincial initiatives and policies and provides a 
framework to manage and guide decisions on growth through building compact, vibrant 

and complete communities. 

The policies of the Growth Plan focus on the key themes of building more compact and 

vibrant communities; directing a significant share of new growth to existing built-up areas 
of the City; promoting the development of transit-supportive densities and the use of 
active transportation methods; and creating complete communities through ensuring a 

healthy mix of residential, employment and recreational land uses.  

Sections 2.2.1 and 2.2.2 of the Growth Plan identify how population growth to the horizon 

year of 2051 will be accommodated within the ‘Delineated Built-up Areas’ of the City. The 
subject lands are located within the Delineated Built-up Area.  These sections contain 

policies related to intensification, the creation of complete communities and efficient use of 
infrastructure and public service facilities.   

The proposed Zoning By-law Amendment conforms to the policies of these sections by: 

• Directing redevelopment and intensification to lands within the existing delineated 
built-up area of the City;  

• Focusing growth within a strategic growth area in the City (Community Mixed-Use 
Node), including identifying the appropriate type and scale of development to occur; 

• Promoting redevelopment that supports active and public transportation options; 

Further contributing to the mix of land uses in the surrounding area and building a 
complete community through redevelopment that is in close proximity to existing services, 

local stores, public transit and public open space; and, making efficient use of existing 
municipal infrastructure and public service facilities.   

Commercial development is recognized as important for the creation of complete 

communities and as a significant component of vibrant, mixed-use Urban Growth Centres. 
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Commercial goods and services should be supported by compact development and 
intensification and located in areas that encourage active transportation and are served by 

transit in order to support the achievement of complete communities. 

The development proposal represents a more compact and efficient form of development 

that will be served by adequate infrastructure and public service facilities.  The 
development will contribute to the overall intensification of the City’s built-up area to help 
meet the minimum requirement by adding residential uses to the subject lands. 

The proposed Zoning By-law Amendment is consistent with and conforms to Amendment 1 
to A Place to Grow: Growth Plan for the Greater Golden Horseshoe. 

Official Plan 

2001 Official Plan Land Use Designations and Policies 

The application was submitted in 2014 and is therefore subject to the policies of the 2001 
Official Plan.  The subject lands are designated as “Mixed Use Node” in the Official Plan.  

The “Mixed Use Node” land use designation is intended to provide a wide range of retail, 
service, entertainment and recreational commercial uses as well as complementary uses 
including open space, institutional, cultural and educational uses, hotels, and live-work 

studios. Medium and high density multiple unit residential development and apartments 
are also permitted in accordance with the Official Plan policies of Section 7.2.  Permissible 

uses within the “Medium Density Residential” land use designation includes multiple unit 
residential buildings, such as townhouses and apartments.  The residential net density 
shall be between 20 and 100 units per hectare.  The proposed residential net density is 

94.7 units per hectare.  The proposed development conforms to the “Mixed Use Node” 
land use designation as it is providing for commercial and residential uses at a density 

permissible within this designation.   

The subject lands include a “Non-Core Greenlands Overlay” in Schedule 1 of the Official 
Plan.  The lands associated with the “Non-Core Greenlands Overlay” on Schedule 1 may 

contain natural heritage features, natural features in adjacent lands and natural hazard 
lands that should be afforded protection from development.  The applicant has prepared 

an Environmental Impact Study (EIS) to address development adjacent to both “Core 
Greenlands” and within the “Non-Core Greenlands Overlay”.  The EIS has been reviewed 
by City staff and the Grand River Conservation Authority (GRCA).   

The Marden South Provincially Significant Wetland (PSW) and a significant woodland are 
on lands adjacent to the subject property. Schedule 2 of the Official Plan does not identify 

any features on the property. The “Non-Core Greenlands Overlay” designation is attributed 
to lands adjacent to a PSW.  The EIS has demonstrated that there will be no negative 
impact to adjacent features.  Mitigation measures and recommendations to protect 

adjacent lands have been recommended and will be implemented through all stages of 
development.  Comments from Environmental Planning and the Grand River Conservation 

Authority (GRCA) are included in Attachment 13. 

Official Plan Amendment No. 42 and No. 48 Land Use Designations and 

Policies 

A Decision and Order from the Ontario Municipal Board on October 5, 2017 has brought 

OPA 48 into full force and effect.  Although the application was received prior to OPA 42 
and OPA 48 coming into full force and effect and is being processed under the 2001 
Official Plan, staff must have regard to the policies and designations of OPA 42 and OPA 

48.  
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Official Plan Amendment No. 48 (OPA 48), a comprehensive update to the City’s Official 
Plan, designates the subject lands as “Commercial Mixed-Use Centre”.  The following uses 

may be permitted in Commercial Mixed-use Centres: commercial, retail and service uses 
live/work uses, small-scale professional and medically related offices, entertainment and 

recreational commercial uses, community services and facilities, cultural, educational and 
institutional uses, hotels, multiple unit residential, and urban squares and open space.  

The Commercial Mixed-use Centre land use designation permits free standing residential 

development with a maximum height of ten (10) storeys and requires residential net 
density between 100 and 150 units per hectare.  The proposed development has a 

residential net density that is slightly below 100 units per hectare, however, the 
application was submitted prior to OPA 48 coming into full force and effect and therefore is 
permitted with a lower density. 

Schedule 1: Growth Plan Elements of the Official plan identifies the subject lands as being 
within a Community Mixed-Use Node.  Nodes and Corridors are identified as key locations 

for intensification. Nodes are defined as urban villages that include a mix of uses in a 
compact urban form, whereas Corridors are identified as intensification areas along major 
roads, arterials or higher order transit corridors that can support high density mixed use 

areas. For these areas, increased density can support additional multi-modal movement 
including transit services, walkability and cycling infrastructure. These areas have been 

identified in areas where the lot fabric can typically accommodate intensification and 
where land uses may be mixed to create a fabric of more compact mixed-use areas to 

minimize encroachment into stable residential areas.   

Currently, the predominant land use within this Node is commercial.  The proposed 
development will assist in completing the Node by introducing residential uses and 

retaining the existing recreational use provided by the Curling Club.  The proposed 
development considers active transportation and has been designed to provide for 

pedestrian pathways and connections between various uses and connections to properties 
north and south of the subject lands.  The proposed development conforms to the policies 
of OPA 48 in this regard.   

The City’s Natural Heritage Strategy (NHS - Official Plan Amendment 42 (OPA 42)) was 
adopted by Council on July 27, 2010 and brought into full force and effect by Order from 

the Ontario Municipal Board on June 4, 2014.  OPA 42 designates adjacent lands as 
“Significant Natural Areas and Natural Areas”.  In accordance with the applicable policies 
in 4.1.2 and 4.1.3, development or site alteration may be permitted within the adjacent 

lands to Significant Natural Areas provided that it has been demonstrated through an EIS 
or EA that there will be no negative impacts to the protected natural heritage features and 

areas or their associated ecological functions.  As stated above, the applicant has prepared 
an EIS that has been reviewed and accepted by City staff and the GRCA and has 
demonstrated that there will be no negative impacts to the adjacent Natural Heritage 

System lands.   

Commercial Policy Review – Official Plan Amendment No. 69 

The commercial policy framework in the Official Plan was updated through the adoption of 
Official Plan Amendment 69 (OPA 69) on January 27, 2020.  OPA 69 implements the 

Council approved Preferred Framework for the Commercial Policy Review.  Although this 
application was submitted and deemed complete prior to the policies of OPA 69 coming 
into full force and effect, the proposed development has had regard for the polices of OPA 

69.   

OPA 69 increased the maximum gross floor area (GFA) of commercial space from 65,000 

square metres to 75,600 square metres in the Woodlawn/Woolwich Commercial Mixed-Use 
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Centre.  In order to align the zoning with the maximum GFA permitted in the entire 
Woodlawn/Woolwich Commercial Mixed-Use Centre, a maximum commercial GFA of 5,920 

square metres has been included in the amending By-law for the subject lands.  OPA 69 
policies also protect against the loss of commercial floor space in the Commercial Mixed-

Use Centre land use designation.  The proposed development is retaining the existing 
commercial use (Curling Club) on the subject lands and proposing a new commercial 
building.  There is also sufficient room and parking on the subject lands to add commercial 

GFA on the subject lands in the future.  

Review of Proposed Zoning 

The recommended zoning in the report is a combination of some of the specialized 
regulations requested by the applicant and additional specialized regulations determined 

by Planning Staff in order to secure the site design, including building locations, built form 
and parking, as well as better reflect current urban design principles that are not standard 
in the City’s 1995 Zoning By-law. The following paragraphs discuss the specialized 

regulations.  

Staff are recommending a “Specialized Community Shopping Centre” (CC-29) Zone for the 

subject lands.  There is currently no zoning category in the 1995 Zoning By-law that 
reflects the “Commercial Mixed-Use Centre” land use designation of the Official Plan.  A 
number of specialized regulations are required to implement the permissions of the 

“Commercial Mixed-Use Centre” land use designation. 

Uses: 

Permitted and Prohibited Uses are included in the proposed zoning to implement the 
Commercial Mixed-Use Centre land use designation. Stacked townhouses and apartments 
are both permissible uses.  Carwash, vehicle gas bar and drive-through uses are not 

considered to be appropriate on the subject lands due to the surrounding existing and 
proposed land uses. 

Regulations for Stacked Townhouses: 

Stacked Townhouse definition 

For the purposes of this zone, a Stacked Townhouse is defined as: 1 building or structure 

containing 2 or more townhouses, which are horizontally and vertically attached. 

Staff comment: this specialized regulation is recommended by staff because the definition 

in the 1995 By-law defines a stacked townhouse as containing 2 townhouses divided 
horizontally.  This definition does not take into account a different stacked townhouse 

product with more than 2 townhouses stacked, which is what the applicant is proposing.  

Minimum Rear Yard 

The minimum rear yard shall be 5.5 metres, whereas the By-law requires a minimum rear 

yard of one-half the building height, and in no case less than 3 metres. 

Staff comment: this specialized regulation has been requested by the applicant for the 

stacked townhouses that back onto undevelopable lands.  The reduced setback is not 
expected to negatively impact the adjacent lands. 

Maximum Building Height 

The maximum building height shall be 4 storeys, whereas the By-law permits a maximum 
building height of 3 storeys. 
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Staff comment: this specialized regulation is required to accommodate the stacked 
townhouse design.  There are no anticipated negative impacts associated with this 

additional height and staff have no concerns with this request. 

Private Amenity Area 

A private amenity area shall be provided for each unit and it shall have a minimum area as 
follows: 

Below grade units – 9 square metres per unit 

Ground level units – 3 square metres per unit 

Above grade units – 3 square metres per unit 

Staff comment: this reduction is required to accommodate the compact building form of 
the stacked townhouses. 

Review of Proposed Zoning (continued) 

Regulations for Apartment Buildings: 

Common Amenity Area 

The minimum common amenity area shall be 10 square metres per unit, whereas the By-
law requires a minimum of 20 square metres per dwelling unit for the first 20 units and 20 

square metres per unit for each additional dwelling unit. 

Staff comment: this reduction only applies to the apartment building and is therefore not a 
significant reduction. Common amenity area for the stacked townhouses and apartments 

will be combined and staff will work with the applicant through site plan approval to 
ensure the common amenity area is a high quality, functioning space.  

Maximum Building Height 

The maximum building height shall be 5 storeys, whereas the By-law permits a maximum 
building height of 8 storeys. 

Staff comment: staff are recommending this regulation for the apartment building to help 
mitigate any impacts on the neighbouring property to the north. 

Regulations for all Permitted Uses in the CC-29 Zone: 

Minimum Landscaped Open Space 

The minimum landscaped open space shall be 35% of the Lot. 

Staff comment: the landscaped open space will be measured across the entire property.  
The CC zone only requires a minimum landscaped open space of 9% of the Lot, whereas, 

the residential uses require a minimum of 40% of the Lot.  The reduction will still allow for 
sufficient landscaped open space.  

Net Density 

The residential net density for the CC-29 Zone shall be a maximum of 150 units per 
hectare. 

Staff comment: this regulation is recommended by staff to ensure that the net density 
does not exceed the density permissions of the Official Plan land use designation. 

Off-Street Parking 

Despite Table 6.2.2, Row 14 and Section 4.13.4.1 of the By-law, the minimum off-street 
parking required shall be 1 space per 23 square metres of Gross Floor Area for all non-

residential Uses in this Zone. 
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Staff comment: staff are recommending this parking ratio for non-residential uses in this 
zone.  The standard parking ratio for the CC zone is 1 space per 18 square metres of 

Gross Floor Area.  A number of specialized CC zones throughout the City have a parking 
ratio of 1 space per 23 square metres, including the development directly to the south.  

This ratio has been accepted as being sufficient for the types of uses permitted within the 
CC zone.  Parking for the residential uses will be provided in accordance with the current 
Zoning By-law requirements for the residential zones. 

Maximum Commercial Gross Floor Area 

Despite Table 6.2.2, Row 10, the maximum Commercial Gross Floor Area shall be 5,920 

square metres. 

Staff comment: this regulation has been included to align with the maximum commercial 
Gross Floor Area for the entire Woodlawn/Woolwich Commercial Mixed-Use Centre. 

Ministry of Transportation Setback 

All buildings and structures shall be setback a minimum of 14 metres from the highway 

property limit. 

Staff comment: this regulation is a requirement of the Ministry of Transportation. 

Severability Provision 

The uses and regulations of the CC-29 Zone shall continue to apply collectively to the 
whole of the lands identified as CC-29, despite any future severance or condo registration. 

Staff comment: this regulation is recommended to ensure that any future land divisions 
will not create zoning non-compliance for the properties individually. 

Urban Design 

The City’s Official Plan Urban Design policies seek to create a safe, functional and 
attractive built environment. The City’s Urban Design Action Plan builds on these policies 

with the vision to transform, over time, the Community Mixed Use Nodes into “urban 
villages” – distinct areas of the City that are mixed-use, transit and pedestrian oriented 

areas and focal points for higher density housing and office and retail employment. In 
addition, an urban design concept plan and related principles were endorsed by Council in 
July 2016 for the Woodlawn/Woolwich Community Mixed-Use Node. These concept plans 

are to be used by staff to guide the review of development applications within the Mixed-
Use Nodes.  

The proposed development, as illustrated in the conceptual development plan provided in 
Attachment 10, is in keeping with the City’s urban design goals, objectives and policies 

including the urban design concept plan of the Node. Revisions were made to the original 
site and building design presented at the March 19, 2018 Public Meeting in response to 
specific urban design issues raised through the development review process.  The 

following changes were made to address Urban Design policies of the Official Plan:  

• Consolidating the outdoor common amenity space; 

• Increasing the building setbacks and improving the interface with the cemetery to 
the north;  

• Adding additional trees within the surface parking areas; and, 

• Creating connections to adjacent properties to the north and south.  

As part of the site plan process further detailed comments will be discussed including 

reviewing and finalization of building materials, landscaping materials and other more 
detailed site plan-level design elements.  An Urban Design Brief prepared in support of the 

Page 59 of 113



application has been reviewed and accepted by staff.  Comments from the City’s Senior 
Urban Designer are included in Attachment 13.  

The proposed development was also reviewed against the Council approved Built Form 
Standards for Mid-rise Buildings and Townhouses. These provide clear built form standards 

for the design of new mid-rise buildings that are generally 4 to 6 storeys in height and 
take policy direction from the urban design policies of the Official Plan. The proposed 
development supports the design principles that relate specifically to the vision for mid-

rise buildings.  

City Gateway Feature/City Sign 

The subject lands are the last property within the City’s boundary.  Woolwich Street is 
considered to be a major gateway into the City.  Policy 8.4 of the Official Plan identifies 

criteria for City gateways or visually prominent sites at key entry points to the City.  There 
is an existing City Gateway Feature located within the property limits of the subject lands.  
The City and Owner/Developer will work together through the site plan approval process 

to determine an acceptable location for the new gateway feature. 

Urban Forest and Private Tree Protection By-law Requirements 

The subject lands are regulated under the City’s Private Tree Protection By-law.  A Tree 
Inventory and Preservation Plan (TIPP) was submitted by the applicant as part of a 

complete application.  The original 2014 proposal included preservation of the northern 
hedgerow and based on comments provided through the course of this development 
application, considerable discussion has been tabled to preserve, as much as possible of 

this hedgerow abutting the Marymount Cemetery.  While elevation and grading conditions 
reduce the ability to retain this hedgerow in its entirety, the proposed development has 

undergone several rounds of review in order to retain as many trees as possible. A small 
retaining wall has been included that will allow the preservation of eleven trees along the 
subject hedgerow and the proposal also includes tree plantings along the northern 

property limit as well as elsewhere on the property thereby maintaining the urban canopy.  

Additional opportunities to retain trees along the northern property limit will be explored at 

the site plan stage and reflected in an updated Tree Inventory and Preservation Plan.  A 
condition has been included in Attachment 3 that requires the preparation of an updated 
Tree Inventory and Preservation Plan as well as a Landscaping, Compensation and 

Replacement Plan. 

Community Energy Initiative Update (2019) and Climate Change 

Section 4.7 of the Official Plan contains policies on Community Energy. Policy 4.7.4.1 of 
the Official Plan indicates that the City will utilize the development approvals process, such 

as site plan control, to ensure that new residential development includes sustainable 
design features. 

The Owner/Developer has indicated that they will be including a number of energy 

efficiency measures within the stacked townhouse development, and apartments 
consistent with the City’s Community Energy Initiative (CEI) 2019 update. These initiatives 

proposed by the Owner/Developer will contribute to the City meeting its goal to become a 
net zero community by 2050. The Owner/Developer has provided a letter summarizing 
how their proposal addresses the CEI update (2019), and it is included in Attachment 12.  

Staff are recommending a condition to be implemented through site plan approval that the 
Owner/Developer shall provide a commitment to incorporate features into the 

development that will contribute to meeting the action items from the CEI (see condition 
in Attachment 3). 
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Affordable Housing Strategy 

The City’s Affordable Housing Strategy (AHS) sets an annual City-wide 30% target for 
housing that is affordable with the goal of ensuring that affordable housing is included in 
the range and mix of housing provided for all households across the City. The goals and 

objectives of the AHS have also been incorporated into the Official Plan in Section 7.2 
(Affordable Housing). These policies are intended to encourage and support the 

development of affordable housing throughout the city by planning for a range of housing 
types, forms, tenures and densities and have been applied to the review of this proposed 
residential development application. 

Implementing the City’s affordable housing target is largely dependent upon designating a 
suitable amount of land and density for residential use, including mixed use developments. 

There is a high correlation between the City’s growth management policies and the ability 
to meet both growth management and affordable housing targets. Apartment and 
townhouse units represent the vast majority of residential units that are below the 

affordable benchmark price, as identified in the AHS. 

The proposed development includes a total of 248 residential units consisting entirely of 

apartment and townhouse units. Based on these proposed housing forms, it is highly 
anticipated that this development will contribute to the achievement of the affordability 
housing targets set for the City. This actual contribution will be measured as the units are 

rented or sold. However, it is also noted that how much of any given development may be 
affordable cannot be assessed at the time of zoning approval, understanding that this 

would only be known when the first sale or rental price is established. For this reason, the 
measurement on the actual achievement of affordable housing targets is done on the basis 
of what has been constructed and then sold or rented in the previous year. The City’s 

annual Affordable Housing Reports prepared over the past few years have indicated that 
the City has been meeting affordable housing targets. 

Engineering Review 

Policy 6.1.3 of the Official Plan requires all new development to be on full municipal 

services, including sanitary sewers, water supply, stormwater management and 
transportation networks. Engineering and Traffic staff have reviewed the development 
proposal and supporting studies and have confirmed that the development can be 

supported by full municipal services and that sufficient capacity is available. The 
owner/developer will be responsible for all costs associated with connecting, 

decommissioning existing and upgrading municipal services, where necessary.  
Engineering staff have provided conditions which are included in Attachment 3 and the full 
Engineering comments can be found in Attachment 13. 

Parking 

A specialized parking ratio is being provided on the subject lands for the commercial uses 

and parking for the residential uses will be provided in accordance with Section 4.13 of the 
Zoning By-law.  Staff are recommending a parking ratio of 1 space per 23 square metres 

of gross floor area (GFA) for the commercial uses.  This specialized parking ratio has been 
applied to other sites with the “Community Shopping Centre” (CC) Zoning and has been 
determined to be sufficient for the mix of commercial uses permitted within this zone and 

peak demands generated by the various uses.  The breakdown of parking required on the 
subject land is as follows: 

Stacked Townhouses – 1 per unit =200 (200x1) 

Apartment – 1.5 spaces for the first 20 units (1.5x20=30) + 1.25 for each unit after 20 
(1.25x28=35) = 65 
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Commercial – 3,073 sq.m/23 sq.m=134 

Total parking required =399 (200+65+134) 

A total of 399 parking spaces are required and the applicant is currently showing 448 
parking spaces on the site plan.  Section 4.13.6 of the Zoning By-law requires 20% of the 

calculated total of required parking for R.3A or R.4 zones to be provided for visitors.  
Based on the number of parking spaces required for the residential units, 53 (265x20%) 
of the 265 residential parking spaces are to be provided for the use of visitors.  The 

proposed parking is sufficient for the proposed development. 

Ministry of Transportation 

The subject lands front onto Provincial Highway 6, which is classified as a 2B –Arterial in 
the Ministry of Transportation’s (MTO) Highway Access Management Classification System.  

This portion of Woolwich Street is under MTO’s jurisdiction.  

The MTO has reviewed the revised proposal and has provided comments on the 
application.  MTO has stated in their letter dated November 13, 2019 that the MTO does 

not object to the zoning change, is satisfied with the Traffic Impact Study prepared for this 
application and is satisfied with the location of a single entrance to the property for the 

proposed users. 

Highway improvements required by the MTO must be constructed prior to opening day of 
the development.  The applicant has been working with the MTO to satisfy MTO’s Class 

Environmental Assessment for Provincial Transportation Facilities.  Comments from the 
MTO are included in Attachment-13. 

Parkland Dedication 

Cash-in-lieu (CIL) of Parkland will be required for this development in accordance with the 

City of Guelph Parkland Dedication By-law (2019)-20366 as amended by the By-law 
(2019) 20380 or any successor thereof.  Section 18 of the By-law states that where a mix 
of uses is proposed, the rate that CIL is calculated is based on the rate that will result in 

the greatest total payment.  In this case, Section 17c) will result in the greatest payment 
and will be applied to the entire site.  Section 17 (c) of the By-law states the rate of CIL 

will be the greater of:  

i) The equivalent of Market Value of 1 hectare per 500 dwelling units, but not exceed 
30% of the total Market Value of land; or 

ii) 5% of the total Market Value of the Land. 

For this development the 1 hectare per 500 dwelling unit rate will apply. Comments from 

Parks Planning are included in Attachment-13. 

Comments Received on the Application 

Questions and issues raised by Council and members of the public in response to the 
original and revised application that were not discussed in detail earlier in this analysis are 
summarized and responded to below. 

Single access onto Woolwich Street 

Concerns were raised regarding a single access onto Woolwich Street.  This portion of 

Woolwich Street is under the jurisdiction of the MTO.  The MTO will only allow for one 
single access point with one lane in and one lane out to the site.  The original proposal 
submitted in 2014 was not supported by the MTO because of two access points proposed.  

The applicant revised the proposal to have only one access point and has been working 
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with the MTO.  A condition has been included in Attachment-3 that requires the applicant 
to satisfy MTO’s requirements and obtain permits from the MTO as may be required. 

Termination of City’s use of ball diamonds/sports fields 

The City previously leased the ball diamonds/sports fields from the Curling Club.  The 

lease agreement commenced on September 1, 2004 and was terminated in 2020.  The 
City stopped booking the ball diamonds/sports fields at the end of the 2017 season.  User 
groups were consulted and relocated to alternative locations within the City prior to the 

2018 season.  

Sidewalk along Woolwich Street/Highway 6 

There were questions from the public and Council regarding a sidewalk along Woolwich 
Street/Highway 6.  The applicant has committed to providing a sidewalk along Woolwich 
Street/Highway 6.  Through site plan approval, the applicant will work with City staff and 

the MTO to determine its location.   

Transition to Adjacent Land Uses 

There was a delegation and written correspondence provided by the Ignatius Jesuit Centre 
which outlined concerns regarding the proposed development and questioned if there 
would be a requirement for the same mitigation measures as provided by the adjacent 

commercial development (SmartCentres).  Mitigation measures provided by the adjacent 
commercial development were imposed through a previous Ontario Municipal Board 

Hearing and decision.  Mitigation measures included buffers and fencing.   

Staff and the applicant met with representatives of both the Ignatius Jesuit Centre and the 

Cemetery to the north.  The proposed commercial development on the subject lands is 
much smaller than the commercial development to the south and is separated with the 
proposed residential development.  The proposed residential development acts as an 

appropriate transition between the commercial uses and the uses to the north.  The 
townhouse set back along the north property line has been increased to 7.5 metres.  

Additional tree retention and plantings along the north property line will be explored 
further at the site plan approval stage.  
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Attachment-12 Community Energy Initiative Update Commitment 
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Attachment-13 Departmental and Agency Comments 

Respondent 

No 
Objection 

or 
Comment 

Conditional 

Support 
Issues /Concerns 

Development Planning 

 √ 

Site Plan Approval Required; 

Subject to conditions in 
Attachment-3 

Engineering* 
 √ 

Site Plan Approval Required; 
Subject to conditions in 

Attachment-3 

Parks Planning* 
 √ 

Subject to conditions in 

Attachment-3 

Environmental 

Planning* 
 √ 

Subject to conditions in 

Attachment-3 

Urban Design* 
 √ 

Subject to conditions in 

Attachment-3 

Grand River 

Conservation 
Authority* 

 √ 

Subject to conditions in 

Attachment-3 

Ministry of 
Transportation* 

 √ 
Subject to conditions in 
Attachment-3 

Upper Grand District 
School Board 

 √ 
Subject to conditions in 
Attachment-3 

Guelph Hydro/Alectra 
 √ 

Subject to conditions in 
Attachment-3 

County of Wellington √   

Union Gas √   

*Letters attached. 
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Attachment-13 Departmental and Agency Comments (continued) 
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Attachment-13 Departmental and Agency Comments (continued) 
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Attachment-13 Departmental and Agency Comments (continued) 
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Attachment-13 Departmental and Agency Comments (continued) 
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Attachment-13 Departmental and Agency Comments (continued) 
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Attachment-13 Departmental and Agency Comments (continued) 
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Attachment-14 Public Notification Summary 

January 24, 2014  Application received by the City of Guelph 

February 16, 2014  Application deemed complete 

February 24, 2014 Notice of Complete Application mailed to prescribed Agencies, 

City departments and surrounding property owners within 120m 
of the subject property 

April 17, 2014  Notice of Public Meeting advertised in the Guelph Tribune 

April 21, 2014 Notice of Public Meeting mailed to prescribed Agencies, City 
departments and surrounding property owners within 120m of 

the subject property 

May 12, 2014  Statutory Public Meeting of Council 

November 21, 2018 Revised application received 

February 4, 2019 Notice of Revised Application mailed to prescribed Agencies, City 
departments and surrounding property owners within 120m of 

the subject property and any other interested parties who 
requested notification on the original application 

February 21, 2019  Notice of Public Meeting advertised in the Guelph Tribune 

February 25, 2019 Notice of Public Meeting mailed to prescribed Agencies, City 
departments and surrounding property owners within 120m of 

the subject property and any other interested parties who 
requested notification on the application 

March 18, 2019  Second Public Meeting of Council 

April 14, 2020  Complete revised submission received 

October 23, 2020 Notice of Decision Meeting sent to interested parties who spoke 

at the public meeting, provided comments on the application or 
requested to receive further notification on the application 

November 9, 2020  City Council meeting to consider staff recommendation 
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CITY OF GUELPH
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Background
• Designated Community 

Mixed Use Centre and 
within a Community Mixed 
Use Node in the Guelph 
Official Plan

• Original application 
received by the City in 
January, 2014

• Resubmitted November, 
2018 and November, 2019

• Meetings have occurred 
with landowners to the 
north through the process

816 Woolwich Street

Guelph Curling Club
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Initial Submission & Comments Received

816 Woolwich Street

• Amount of private 
and common 
amenity space and 
request for 
reduction 

• Design of entrance
• Consideration of 

gateway feature
• Provision of parking
• Pedestrian 

connections to 
adjacent uses

• Parkland
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Updated Development Proposal
• Increased common 

amenity space
• Density below Official 

Plan requirements 
• Parking meets City 

zoning requirements
• Increased side yard 

setbacks on the side 
and rear yards

• Pedestrian 
connection provided 
to adjacent lands and 
both sides of internal 
roads
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Updated Development Proposal
• Identified additional trees 

to be retained on the 
north boundary

• Entrance design 
considered and 
supported by City Urban 
Design

• Gateway feature to be 
implemented through 
Site Plan

• Entrance location and 
design supported 
through MTO EA process, 
including a designated 
turn lane

• Support sidewalk on 
Highway 6
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Updated Cross Sections
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Amenity Area Design
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Streetscape and Potential Gateway
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Internal Streetscape
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Entrance Design
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Conclusion
The proposed Zoning By-law Amendment is:

• Consistent with the PPS and conforms to the Growth Plan;

• Conforms to the Official Plan; 

• Supports the intensification and growth policies of the Official Plan 
and introduces residential use into the Mixed Use Node; 

• Site details will be addressed through the Site Plan Review process; 
and,

• Supported by all City staff and recommended for approval.

We request that the staff report and recommendation to approve 
the By-law be approved.
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Presentation to City Council
on

816 Woolwich Street Development Proposal

By

Hugh Whiteley

November 9 2020
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GREEN SPACE PLANNING REQUIRES MASTER PLAN

• “Preservation, acquisition and development of open space must occur within a 
broad framework to include strategies which alleviate the scarcity of 
parkland…….To be effective the framework must become the central co-
ordinating element in planning.”  City of Guelph Parks and Recreation Concept Plan 1973

• “Detailed planning and development of open space areas … will be completed 
through the implementation of the City’s Recreation Parks and Culture Strategic 
Plan….This Strategic plan generally  serves the purpose … to prepare a 
comprehensive framework for the planning and development of…open space 
areas.”  City of Guelph Official Plan September 2014 Consolidation
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ABSENCE OF OPEN SPACE MASTER PLAN

• City Council last adopted an Open Space Master Plan in 1997 –twenty 
three years ago

• As part of the  adoption of the 1997 Recreation Parks and Culture 
Strategic Plan City Council adopted a Greenway Vision and Plan that 
provided the necessary comprehensive framework for open-space 
acquisition

• Given the dramatic changes in the patterns of landuse in Guelph that
come with intensification there is a critical need to re-evaluate
acquisition policy for open space – this need has not been met
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THERE IS A CRITICAL NEED FOR RETAINING 
OPEN SPACE AT 816 WOOLWICH

• Most of the  3.9 ha site at 816 Woolwich is currently functioning as an 
open space asset for the City.

• Intensification elsewhere in the City is occurring on very small parcels
of land none of which can provide open space and the application of 
cah in lieu results in large demand for finding open space areas 
elsewhere.

• When a large parcel of land is available for redevelopment the City 
must include open-space within the development rather than cash in 
lieu.
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WHERE TO PUT OPEN SPACE AT 816 WOOLWICH

•A 0.4 ha open space should be located at the 
northwest corner of the site bordering the Provincially 
Significant wetland as a contemplative open space 
area.  (Bottom left corner of accompanying slide)
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Dear Mayor and Council, 
 

I wish to voice my concerns and ask that this application to rezone the Curling club 
lands be refused. 

 
These are my reasons: 
 

This corner Woodlawn and Woolwich was never intended for a commercial 
node.  But Walmart pushed and got  OP and Re-Zoning changes and now we have a 

large commercial node at this corner. 
 
This node is big enough and already causes many traffic nightmares already. 

 
The Curling club land with the soccer fields/park give a buffer to the greenspace of 

which is the cemetery and Jesuit Centre.  These spaces are an important quiet that 
needs to be protected the Heritage significance as well of both are valuable and 
must be protected. 

 
The East end has been screaming and crying for commercial space, putting more at 

this location will negatively affect those plans, just like  Walmart did when they 
built their Commerical Centre. 

The argument back then if you build here the East end won't get their shopping 
plaza. 
This is exactly what happened! 

 
The protection of the what little is left of any greenspace at that corner needs to be 

protected. 
 
Do not let the developer give money instead of park land. We are at a deficit for 

parkland, developers need to give land for parks. 
 

A small low density affordable residential component would be the only acceptable 
use and the rest should be greenspace. 
 

Thank-you for your time, 
Lorraine Pagnan 
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The Corporation of the City of Guelph 

By-law Number (2020) - 20539 

A by-law to amend By-law Number 

(1995)-14864, as amended, known as 

the Zoning By-law for the City of 

Guelph as it affects the property 

municipally known as 816 Woolwich 

Street and legally described as Part of 

Lots 6 and 7, Registered Plan 169, City 

of Guelph (File# OSZ19-002). 

 

Whereas Section 34(1) of The Planning Act, R.S.O. 1990, c.P.13 authorizes the 

Council of a Municipality to enact Zoning By-laws;  

The Council of the Corporation of the City of Guelph enacts as follows:  

1. By-law Number (1995)-14864, as amended, is hereby further amended by 

transferring lands legally described as Part of Lots 6 and 7, Registered Plan 169, 

City of Guelph, from the existing “Specialized Highway Service Commercial” 

Zone known as the SC.2-3 Zone to the new “Specialized Community Shopping 

Centre” Zone, to be known as the CC-29 Zone. 

2.  Section 6.2.3.2, of By-law Number (1995)-14864, as amended, is hereby further 

amended by adding a new subsection 6.2.3.2.29: 

6.2.3.2.29 CC-29 

816 Woolwich Street 

As shown on Defined Area Map Number 22 of Schedule “A” of 

this By-law. 

 
6.2.3.2.29.1 Permitted Uses 

 In accordance with the permitted Uses under Section 6.2.1.2 of 

By-law Number (1995)-14864, as amended, and the following 

additional Uses are permitted: 

 

 Stacked Townhouse in accordance with Section 5.3.1.1 of 

the By-law 

 Apartment Building in accordance with Section 5.4.1.1 of 

the By-law 

 

The following definition shall apply in the CC-29 Zone: 

For the purposes of this Zone, a Stacked Townhouse is 

defined as: 1 Building or Structure containing 2 or more 

Townhouses, which are horizontally and vertically divided. 

 

6.2.3.2.29.2  Prohibited Uses 

 Carwash, Automatic 

 Carwash, Manual 

 Vehicle Gas Bar 

 Drive-through Facility 
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6.2.3.2.29.3 Regulations 

In accordance with Section 6.2.2 of the By-law, with the 

following exceptions and additions: 

 

6.2.3.2.29.3.1 Minimum Landscaped Open Space: 

Despite Table 6.2.2, Row 11, the minimum Landscaped Open 

space shall be 35% of the Lot. 

 

6.2.3.2.29.3.2 Maximum Net Density: 

Despite Sections 5.3.2.6 and Table 5.4.2, Row 5, the net density 

for the CC-29 Zone shall be a maximum of 150 units per 

hectare. 

 

6.2.3.2.29.3.3  Minimum Off-Street Parking 

 Despite Table 6.2.2, Row 14 and Section 4.13.4.1 of the By-

law, the minimum off-street parking required shall be 1 space 

per 23 square metres of Gross Floor Area for all non-

residential Uses in this Zone. 

 

6.2.3.2.29.3.4 Maximum Commercial Gross Floor Area 

Despite Table 6.2.2, Row 10, the maximum Commercial Gross 

Floor Area shall be 5,920 square metres. 

 

6.2.3.2.29.3.5 Ministry of Transportation Setback 

All Buildings and Structures shall be Setback a minimum of 

14 metres from the Ministry of Transportation highway property 

limit. 

 

6.2.3.2.29.3.6 Severability Provision 

The Uses and regulations of the CC-29 Zone shall continue to 

apply collectively to the whole of the lands zoned as CC-29, 

despite any future severance or condo registration. 

 

6.2.3.2.29.4 Regulations for Stacked Townhouses 

In addition to the regulations outlined in Section 6.2.3.2.29.3 

and subject to regulations outlined in Section 5.3.2 and Table 

4.7 including permitted projections for Balconies in R.3 Zones, 

of the By-law, the following exceptions and additions are 

applicable to Stacked Townhouses: 

 

6.2.3.2.29.4.1 Minimum Rear Yard 

Despite Table 5.3.2, Row 7, and Section 5.3.2.2, the Rear Yard 

shall be a minimum of 5.5 metres. 

 

6.2.3.2.29.4.2 Maximum Building Height 

Despite Table 5.3.2, Row 9, the maximum Building Height 

shall be 4 Storeys. 

 

6.2.3.2.29.4.3 Minimum Private Amenity Area 

Despite Table 5.3.2, Row 12, and Section 5.3.2.5 a Private 

Amenity Area shall be provided for each unit and it shall have 

a minimum area as follows: 

Below grade units – a minimum of 9 square metres per unit;  

Ground level units – a minimum of 3 square metres per unit; 

and, 

Above grade units – a minimum of 3 square metres per unit. 
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6.2.3.2.29.5 Regulations for Apartment Buildings 

In addition to the regulations outlined in Section 6.2.3.2.29.3 

and subject to regulations outlined in Section 5.4.2 and Table 

4.7 including permitted projections for Balconies in R.4 Zones 

of the By-law, the following exceptions and additions are 

applicable to Apartment Buildings: 

 

6.2.3.2.29.5.1 Minimum Common Amenity Area 

Despite Table 5.4.2, Row 12, and Section 5.4.2.4, the minimum 

Common Amenity Area shall be 10 square metres per unit. 

 

6.2.3.2.29.5.2 Maximum Building Height 

Despite Table 5.4.2, Row 10, the maximum Building Height 

shall be 5 Storeys. 

 

3.  Schedule “A” of By-law Number (1995)-14864, as amended, is hereby further 

amended by deleting Defined Area Map 22 and substituting a new Defined Area 

Map 22 attached hereto as Schedule “A”.  

4.  Where notice of this By-law is given in accordance with the Planning Act, and 

where no notice of objection has been filed within the time prescribed by the 

regulations, this By-law shall come into effect.  Notwithstanding the above, where 

notice of objection has been filed within the time prescribed by the regulations, 

no part of this By-law shall come into effect until all of such appeals have been 

finally disposed of by the Local Planning Appeal Tribunal. 

 

Passed this ninth day of November, 2020. 

Schedules: 

Schedule A: Defined Area Map 22 

 
Cam Guthrie, Mayor 

 
Dylan McMahon, Deputy City Clerk 
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Schedule A 
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By-law Number (2020) – 20540 

The Corporation of the City of Guelph 
 
 

By-Law Number (2020) – 20540 
 

A By-law to authorize the conveyance to 

Southgate Properties Inc. of the lands 

described as Part of Block 7, Plan 61M169, 

designated as Part 1, Reference Plan 61R-

21758, City of Guelph.  

 

WHEREAS the Corporation of the City of Guelph has entered into an Agreement of 

Purchase and Sale to convey property described as Part of Block 7, Plan 61M169, 

designated as Part 1, Reference Plan 61R-21758, City of Guelph;   

 

The Council of The Corporation of the City of Guelph enacts as follows: 

 
1. That the conveyance of the lands described as Part of Block 7, Plan 61M169, 

designated as Part 1, Reference Plan 61R-21758, City of Guelph in favour of 

Southgate Properties Inc. is hereby authorized. 

 

2. The consideration for the said transaction shall be $1,360,000.00. 

 

3. The Mayor and Clerk are authorized to execute under seal all documents 

required to give effect to Section 1 herein. 

 

4. The City Solicitor or their designate, is authorized to execute on behalf of the 

Corporation of the City of Guelph, all documents required in respect of the 

real property transaction and the office of the City Solicitor is authorized to 

execute by electronic means all documents requiring registration to give 

effect to Section 1 herein. 

 

Passed this ninth day of November, 2020. 

 
Cam Guthrie, Mayor 

 
Dylan McMahon, Deputy City Clerk 
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By-law Number (2020) – 20541 

The Corporation of the City of Guelph 
 
 

By-Law Number (2020) – 20541 
 

A By-law to authorize the conveyance to 

Creekside Properties Inc. of the lands 

described as Part of Block 7, Plan 61M169, 

designated as Part 2, Reference Plan 61R-

21758, City of Guelph.  

 

WHEREAS the Corporation of the City of Guelph has entered into an Agreement of 

Purchase and Sale to convey property described as Part of Block 7, Plan 61M169, 

designated as Part 2, Reference Plan 61R-21758, City of Guelph;   

 

The Council of The Corporation of the City of Guelph enacts as follows: 

 

1. That the conveyance of the lands described as Part of Block 7, Plan 61M169, 

designated as Part 2, Reference Plan 61R-21758, City of Guelph in favour of 

Creekside Properties Inc. is hereby authorized. 

 

2. The consideration for the said transaction shall be $1,434,800.00. 

 

3. The Mayor and Clerk are authorized to execute under seal all documents 

required to give effect to Section 1 herein. 

 

4. The City Solicitor or their designate, is authorized to execute on behalf of the 

Corporation of the City of Guelph, all documents required in respect of the 

real property transaction and the office of the City Solicitor is authorized to 

execute by electronic means all documents requiring registration to give 

effect to Section 1 herein. 

 

Passed this ninth day of November, 2020. 

 
Cam Guthrie, Mayor 

 
Dylan McMahon, Deputy City Clerk 
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The Corporation of the City of Guelph 

By-law Number (2020) – 20542 

A by-law to confirm proceedings of a 
meeting of Guelph City Council held 

November 9, 2020.  

 

The Council of the Corporation of the City of Guelph enacts as follows:  

1. Subject to Section 3 of this by-law, every decision of Council taken at the 

meeting at which this by-law is passed, and every resolution passed at that 
meeting, shall have the same force and effect as if each and every one of them 

had been the subject matter of a separate by-law duly enacted. 
 

2. The execution and delivery of all such documents as are required to give effect 

to the decisions taken at the meeting at which this by-law is passed and the 
resolutions passed at this meeting, are hereby authorized. 

 
3. Nothing in this by-law has the effect of giving to any decision or resolution the 

status of a by-law where any legal prerequisite to the enactment of a specific 

by-law has not been satisfied. 
 

4. Any member of Council who disclosed a pecuniary interest at the meeting at 
which this by-law is passed, shall be deemed to have disclosed that interest in 

this confirmatory by-law as it relates to the item in which the pecuniary interest 
was disclosed. 

 

Passed this ninth day of November, 2020. 

 
Cam Guthrie, Mayor 

 
Dylan McMahon, Deputy City Clerk 
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