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1. Call to Order

2. Open Meeting 

2.1 O Canada

2.2 Silent Reflection

2.3 First Nations Acknowledgement

2.4 Disclosure of Pecuniary Interest and General Nature Thereof

3. Council Consent Agenda

The following resolutions have been prepared to facilitate Council’s
consideration of various matters and are suggested for consideration.
If Council wishes to address a specific report in isolation of the
Consent Agenda, please identify the item. It will be extracted and
dealt with separately as part of the Items for Discussion.

3.1 IDE-2020-12 Decision Report - 300 Water Street -
Proposed Official Plan Amendment and Zoning By-law
Amendment OP1707 and ZC1712 - Ward 5

1

Correspondence:

Andrew Mihok



Recommendation:
That the application by GSP Group on behalf of T.J.L.
Transport Limited, for an Official Plan Amendment to
change the land use designation from “Open Space and
Park” with a “Natural Areas Overlay” to the “Low Density
Residential” land use designation to permit the
development of low density residential uses on the
property municipally known as 300 Water Street, and
legally described as Part of Lot 1, Concession 4, Division
‘G’, Geographic Township of Guelph, City of Guelph, be
approved in accordance with Attachment 3 of the
Infrastructure, Development and Enterprise Report
2020-12, dated February 10, 2020.

1.

That the application by GSP Group on behalf of T.J.L.
Transport Limited, for a Zoning By-law Amendment to
change the zoning from the current “Urban Reserve”
(UR) Zone to a “Specialized Residential Single Detached”
(R.1C-32) Zone, and to two “Specialized Residential On-
Street Townhouse” (R.3B-24) and (R.3B-25) Zones to
permit the development of one (1) single detached
dwelling and six (6) on-street townhouse units on the
property municipally known as 300 Water Street, and
legally described as Part of Lot 1, Concession 4, Division
‘G’, Geographic Township of Guelph, City of Guelph, be
approved in accordance with Attachment 4 of the
Infrastructure, Development and Enterprise Report
2020-12, dated February 10, 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 300
Water Street.

3.

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

(delegations permitted a maximum of 10 minutes)
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4.1 IDE-2020-10 - Statutory Public Meeting Report - 70 Fountain
Street Proposed Official Plan and Zoning By-Law Amendment
OZS19-015 - Ward 1

64

Staff Presentation: 

Katie Nasswetter, Senior Development Planner 

Delegations:  

Tanya Gevaert

Correspondence: 

Lorraine Pagnan

Recommendation:
That Report IDE-2020-010 regarding proposed Official Plan and
Zoning By-law Amendment applications (File: OZS19-015) by
Skydevco Inc., on behalf of the owner, Skyline Commercial Real
Estate Holdings Inc., to permit the development of a 25 storey
mixed use building containing commercial, office and apartment
units on the property municipally known as 70 Fountain Street
and legally described as Lots 19 & 20 Registered Plan 8, City of
Guelph from Infrastructure, Development and Enterprise dated
February 10, 2020, be received.

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 IDE-2020-13 Decision Report -361 Whitelaw Road Proposed
Official Plan and Zoning By-Law Amendments File: OZS18-005 -
Ward 4

84

Staff Presentation: 

Katie Nasswetter, Senior Development Planner 

Correspondence: 

Susan Wagner
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Recommendation:
That the application by GSP Group on behalf of Armel
Corporation for approval of an Official Plan Amendment
from the “Low Density Greenfield Residential”
designation to the “High Density”, “Medium Density”,
and “Open Space and Parks” designations to permit the
development of a 678 unit mixed density residential
development and a neighbourhood park on the lands
municipally known as 361 Whitelaw Road and legally
described as Part of the NE Half of Lot 5, Concession 1,
Division ‘B’ (Geographic Township of Guelph), City of
Guelph, be approved in accordance with Attachment 2 of
the Infrastructure, Development and Enterprise Report
2020-13, dated February 10, 2020.

1.

That the application from GSP Group on behalf of Armel
Corporation, for a Zoning By-law Amendment from the
current “Urban Reserve” (UR) Zone and the
“Agriculture” (A) Zone to a “Specialized High Density
Apartment” (R.4B-22(H)) Zone, “Specialized General
Apartment” (R.4A-55(H)) Zone, “Specialized Cluster
Townhouse” (R.3A-66(H)) Zone, “Conservation Land”
(P.1) Zone and “Neighbourhood Park” (P.2) Zone to
permit the development of a 678 unit mixed density
residential development and a neighbourhood park on
the lands municipally known as 361 Whitelaw Road and
legally described as Part of the NE Half of Lot 5,
Concession 1, Division ‘B’ (Geographic Township of
Guelph), City of Guelph, be approved in accordance with
Attachment 3 of the Infrastructure, Development and
Enterprise Report 2020-13, dated February 10, 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 361
Whitelaw Road.

3.

6. By-laws

Resolution to adopt the By-laws.

(Councillor O'Rourke)
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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, February 10, 2020 

Subject Decision Report  
300 Water Street  

Proposed Official Plan Amendment and Zoning 
By-law Amendment  

Files: OP1707 and ZC1712  
Ward 5

Report Number IDE-2020-12 
 

Recommendation 

1. That the application by GSP Group on behalf of T.J.L. Transport Limited, for 

an Official Plan Amendment to change the land use designation from “Open 
Space and Park” with a “Natural Areas Overlay” to the “Low Density 
Residential” land use designation to permit the development of low density 

residential uses on the property municipally known as 300 Water Street, 
and legally described as Part of Lot 1, Concession 4, Division ‘G’, 

Geographic Township of Guelph, City of Guelph, be approved in accordance 
with Attachment 3 of the Infrastructure, Development and Enterprise 
Report 2020-12, dated February 10, 2020. 

2. That the application by GSP Group on behalf of T.J.L. Transport Limited, for 
a Zoning By-law Amendment to change the zoning from the current “Urban 

Reserve” (UR) Zone to a “Specialized Residential Single Detached” (R.1C-
32) Zone, and to two “Specialized Residential On-Street Townhouse” 
(R.3B-24) and (R.3B-25) Zones to permit the development of one (1) 

single detached dwelling and six (6) on-street townhouse units on the 
property municipally known as 300 Water Street, and legally described as 

Part of Lot 1, Concession 4, Division ‘G’, Geographic Township of Guelph, 
City of Guelph, be approved in accordance with Attachment 4 of the 

Infrastructure, Development and Enterprise Report 2020-12, dated 
February 10, 2020. 

3. 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 

300 Water Street. 
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Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve an Official Plan Amendment 
and Zoning By-law Amendment to permit the development of one (1) single 

detached dwelling and six (6) on-street townhouse units on the property 
municipally known as 300 Water Street. 

Key Findings 

Planning staff support the proposed Official Plan Amendment and Zoning By-law 
Amendment subject to the recommended Official Plan Amendment in Attachment 3 

and the recommended zoning regulations and conditions in Attachment 4. 

Financial Implications 

Estimated Development Charges: $207,646 based on 2019 rates. 

Estimated Annual Taxes: $24,700 based on the 2019 City tax rate for one (1) 

single detached dwelling and 6 on-street townhouse units (estimate only and actual 
number may vary) 

 

Report 

Background 

Applications to amend the Official Plan and Zoning By-law were received for the 

property municipally known as 300 Water Street from GSP Group on behalf of the 
property owner, T.J.L Transport Limited.  The applications were submitted on 
December 22, 2017 and deemed to be complete on January 19, 2018.  The 

statutory Public Meeting was held on May 14, 2018.  The original applications 
proposed the development of seven (7) on-street townhouse units and one (1) 

single detached residential dwelling.  The applicant has revised the proposal by 
removing one (1) on-street townhouse unit and is now proposing to develop the 
property with six (6) on-street townhouse units and one (1) single detached 

residential dwelling.  

Location 

The subject property is located at the south-west corner of Water Street and 
Denver Road (see Attachment 1 – Location Map and Attachment 2 – Aerial 

Photograph).  The subject property is approximately 0.2 hectares in size and has an 
exterior frontage of approximately 63.6 metres along Water Street and a frontage 
of approximately 57.3 metres along Denver Road.  The property was previously 

developed with one (1) single detached residential dwelling which was demolished 
in May 2015. 

Surrounding land uses include: 

To the north: Water Street, beyond which are townhouses; 

To the south: a Hydro Corridor, beyond which are single detached residential uses;  

To the east: Denver Road, beyond which are lands zoned "Urban Reserve" and 
"Institutional"; and,  

To the west: a Hydro Corridor. 

Page 2 of 181



 
Page 3 of 62 

 

Existing Official Plan Land Use Designations and Policies 

The subject property is currently designated “Open Space and Park” with a "Natural 

Areas Overlay" in the Official Plan.  Permissible uses in the "Open Space and Park" 
land use designation include: public and private recreational uses and facilities, 
parks, golf courses, conservation lands, cemeteries and complementary uses.  

Complementary uses are uses that are normally associated with the main 
recreational use, are compatible with, and do not detract from or restrict, the 

primary function of the Open Space and Parks designation.  

The subject property also has a “Natural Areas Overlay” designation.  Development 
or site alteration is not permitted within the Natural Areas included in the "overlay" 

designation until an Environmental Impact Study (EIS) or Environmental 
Assessment (EA) has been completed to determine which Natural Heritage System 

policies, if any, apply and is approved to the satisfaction of the City. 

In accordance with Official Plan policies, the applicant has prepared an 
Environmental Impact Study (EIS) to address the “Natural Areas Overlay” 

designation.  A full review of the EIS and Natural Heritage System policies is 
included in the Staff Review and Planning Analysis in Attachment 11.  

The relevant policies of the existing land use designations are included in 
Attachment 5. 

Description of Proposed Official Plan Amendment 

The applicant has applied for an Official Plan Amendment to change the land use 
designation of the subject property from “Open Space and Park” with a "Natural 

Areas Overlay" to the “Low Density Residential” land use designation.  The “Low 
Density Residential” land use designation permits residential uses including: 

detached, semi-detached, duplex dwellings and multiple unit residential buildings, 
such as townhouses and apartments.  The permissible net density within this land 
use designation is 15 to 35 units per hectare.  

The original Official Plan Amendment requested a site-specific policy to be added to 
the "Low Density Residential" land use designation to allow a maximum density of 

40 units per hectare.  The applicant has since revised their proposal by removing 
one (1) on-street townhouse unit, for a total of 6 on-street townhouse units and 
one (1) single detached residential dwelling, which results in a net density of 33.9 

units per hectares, which is within the permissible density range of 15-35 units per 
hectare.  Therefore a site-specific policy in the “Low Density Residential” land use 

designation is no longer required. 

The recommended Official Plan Amendment is included in Attachment 3. 

Existing Zoning 

The subject property is currently zoned “Urban Reserve” (UR), according to Zoning 
By-law (1995)-14864, as amended.  The UR zone does not permit residential uses. 

Description of Proposed Zoning By-law Amendment 

Original Application 

The intent of the original application was to change the zoning from the “Urban 
Reserve” (UR) Zone to the “Residential Single Detached" (R.1C) Zone and to a 

“Specialized Residential On-Street Townhouse” (R.3B-?) Zone to permit the 
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development of seven (7) on-street townhouse units to one (1) single detached 
residential dwelling.   

In addition to the regulations set out in Table 5.3.2 – Regulations Governing R.3B - 

On-Street Townhouse Zones of Zoning By-law (1995)-14864, as amended, the 
following specialized regulations were requested to facilitate the original proposal: 

• A minimum lot area of 165 m2, whereas Table 5.3.2, Row 2 requires a minimum 
lot area of 180 m2; 

• A minimum lot area per dwelling unit of 165 m2, whereas Table 5.3.2, Row 3 

requires a minimum lot area of 180 m2; and, 
• A minimum rear yard of 1.0 metre for one of the townhouse units, whereas 

Table 5.3.2, Row 7 requires a minimum rear yard of 7.5 metres. 

The original conceptual site plan is included in Attachment 9. 

Current Conceptual Site Plan 

The applicant has revised the proposal by removing one (1) on-street townhouse 
unit and is proposing to develop the property with: 

• Six (6), two-storey on-street townhouse units with associated driveways and 
amenity areas; 

• One (1) single detached residential dwelling; 

• Each townhouse unit will provide 2 parking spaces (one in the garage and one in 
the driveway); and, 

• Access to the townhouse units is proposed off of Water Street and access to the 
single detached dwelling is proposed off of Denver Road. 

In addition to the regulations set out in Table 5.3.2 – Regulations Governing R.3B - 
On-Street Townhouse Zones of Zoning By-law (1995)-14864, as amended, the 
following specialized regulations are required for the on-street townhouse units: 

• A minimum rear yard of 3.8 metres for one of the townhouse units, whereas 
Table 5.3.2, Row 7 requires a minimum rear yard of 7.5 metres; and, 

• No buildings or structures (excluding fences) shall be located or constructed 
within 1.5 metres of an underground infiltration storm gallery. 

 

In addition to the regulations set out in Table 5.1.2 – Regulations Governing R.1 
Zones of Zoning By-law (1995)-14864, as amended, the following specialized 

regulation is required for the residential single detached dwelling: 
 
• A minimum rear yard of 3.5 metres, whereas Table 5.1.2, Row 8 requires a 

minimum rear yard of 7.5 metres or 20% of the lot depth, whichever is less. 

The current conceptual site plan is included in Attachment 10. 

Staff Review/Planning Analysis 

The staff review and planning analysis for these applications 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 statutory Public Meeting held on May 14, 2018. Final comments on the revised 

proposal from internal City departments and agencies are included in Attachment 
13. The staff review and planning analysis addresses the following: 
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• Evaluation of the proposal in accordance with the policies of the 2014 Provincial 
Policy Statement and A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (2019); 

• Evaluation of the proposal’s conformity with the Official Plan, including the 
proposed Official Plan Amendment; 

• Review of the proposed zoning and specialized site-specific regulations; 
• Review of the proposed site layout and built form compatibility with adjacent 

and established land uses and parking; 

• Review of supporting documents submitted in support of the applications; 
• Confirm support for the 2019 Community Energy Initiative Update (CEI); and 

• Address all comments and issues raised at the Statutory Public Meeting and all 
comments received from circulated Agencies and members of the public. 

Staff Recommendation 

The applicant has revised the proposal since the initial application and statutory 
public meeting.  The applicant has removed one (1) on-street townhouse unit which 

has removed the requirement for a site-specific policy in “Low Density Residential” 
land use designation.  The removal of one (1) unit also results in the number of 

site-specific zoning regulations being reduced.  A Notice of Revised Submission was 
sent to interested parties in July 2019 which identified the changes made to the 
original applications.  Through the review of the applications, staff have also 

identified the need for a specialized zoning regulation to protect the underground 
infiltration storm galleries and have identified the need for a reduced rear yard 

setback for the single detached dwelling.  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 Official Plan and Zoning By-law 

Amendments are consistent with the 2014 Provincial Policy Statement and conform 
to A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019).  The 
proposed Official Plan and Zoning By-law Amendments conform 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 Official 

Plan Amendment as outlined in Attachment 3 and recommend that Council approve 
the Zoning By-law Amendment subject to the zoning regulations and proposed 
conditions to be imposed through site plan approval and or Consent as outlined in 

Attachment 4.   

Financial Implications 

Estimated Development Charges: $207,646 based on 2019 rates. 

Estimated Annual Taxes:$24,700 based on the 2019 City tax rate for one (1) single 

detached dwelling and 6 on-street townhouse units (estimate only and actual 
number may vary) 

Consultations 

The Notice of Complete Application was mailed on February 2, 2018 to local boards 
and agencies, City service areas and property owners within 120 metres of the 

subject lands.  The Notice of Public Meeting was mailed on April 24, 2018 to local 
boards and agencies, City service areas and property owners within 120 metres of 
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the subject lands.  The Notice of Public Meeting was also advertised in the Guelph 
Tribune on April 19, 2018.  Notice of the applications has also been provided by 
signage on the property and all supporting documents submitted with the 

application have been posted on the City's website.  A Notice of Revised Submission 
was mailed on July 16, 2019 to interested parties who spoke at the public meeting, 

provided comments on the application or requested to receive further notice. 

On January 20, 2020, the Notice of Decision Meeting was sent to interested parties 
who 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 an increasingly sustainable city as Guelph grows 

Alignment 

The proposed development applications are 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 

applications are 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 Official Plan Amendment No. 70 

Attachment 4 – Recommended Zoning Regulations and Conditions 

Attachment 5 - Existing Official Plan Land Use Designations and Policies 

Attachment 6 – Proposed Official Plan Land Use Designation and Policies 

Attachment 7 – Existing Zoning 

Attachment 8 – Proposed Zoning 

Attachment 9 – Original Conceptual Site Plan 

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 

Not applicable. 

Report Author 
Lindsay Sulatycki, MCIP, RPP 
Senior Development Planner 

Approved By 
Chris DeVriendt, MCIP, RPP 
Manager of Development Planning 

 

 

Approved By 
Todd Salter, MCIP, RPP 

General Manager, Planning and 
Building Services 
Infrastructure, Development and 

Enterprise Services 
519-822-1260, extension 2395 

todd.salter@guelph.ca 

 

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 1 – Location Map and 120m Circulation 
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Attachment 2 – Aerial Photograph 
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Attachment 3 – Recommended Official Plan Amendment No. 70 

O.P.A. No. 70 

The purpose of Official Plan Amendment number 70 is to redesignate the property 

municipally known as 300 Water Street and legally described as Part of Lot 1, 
Concession 4, Division ‘G’, Geographic Township of Guelph, City of Guelph from the 

“Open Space and Park” land use designation with a "Natural Areas Overlay" to the 
“Low Density Residential” land use designation to permit a low density residential 
development. 
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Attachment 4 – Recommended Zoning Regulations and Conditions 

4A – Zoning Regulations 

The applicant is proposing a “Specialized Residential Single Detached” (R.1C-32) 

Zone, and two “Specialized Residential On-Street Townhouse” (R.3B-24) and (R.3B-
25) Zones for the subject property. 

In addition to the regulations set out in Section 5.3.2 for the “Residential On-Street 
Townhouse” (R.3B) Zone of Zoning By-law (1995)-14864, as amended, the 

following specialized regulations will apply: 

• To permit a minimum rear yard setback of 3.8 metres for one of the townhouse 
units, whereas Table 5.3.2, Row 7 requires a minimum rear yard of 7.5 metres. 

 
• No buildings or structures (excluding fences) shall be located or constructed 

within 1.5 metres of an underground infiltration storm gallery. 
 

In addition to the regulations set out in Table 5.1.2 – Regulations Governing R.1 

Zones of Zoning By-law (1995)-14864, as amended, the following specialized 
regulation is required for the residential single detached dwelling: 

 
• A minimum rear yard of 3.5 metres, whereas Table 5.1.2, Row 8 requires a 

minimum rear yard of 7.5 metres or 20% of the lot depth, whichever is less. 

 

4B – Proposed Conditions of Site Plan Approval and/or Consent: 

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 and through 

future Consent to Sever applications. 

1. That prior to the issuance of building permits the Owner/Developer shall apply 
to the City and obtain site plan approval for the entire development in 

accordance with Section 41 of The Planning Act. The application shall include 
submitting a detailed site plan, indicating such items as building location, 

building design, proposed servicing, grading and drainage, erosion and 
sediment control, access, traffic circulation and parking to the satisfaction of the 
General Manager of Planning and Building Services and the General 

Manager/City Engineer. Such plans shall be certified by a Professional Engineer. 
All applications for a building permit shall be accompanied by a plan that shows 

that the proposed building, grading and drainage is in conformance with the 
approved overall drainage and grading plan. 

2. That the Owner/Developer agrees that an upgraded building facade for the end 

townhouse unit at the corner of Water Street and Denver Road is required.  

3. 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. 

4. 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 Manager/City Engineer, any of the following studies, plans and reports 

that may be requested by the General Manager/City Engineer.  The cost related 
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to preparation and implementation of such studies, plans and reports shall be 

borne by the Owner/Developer. 

4B – Proposed Conditions of Site Plan Approval and/or Consent 

(continued): 

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

iii. 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; 

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

v. 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 v) 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 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). 
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4B – Proposed Conditions of Site Plan Approval and/or Consent 

(continued): 

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. 

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 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 shall pay for the design and construction of the 
proposed sidewalk as shown on the preliminary site servicing and grading plan. 

(Revision Nov 13, 2019). 

14. That the Owner/Developer agrees, prior to final site plan approval, to grant any 

necessary servicing easements in favour of the adjacent lands for drainage and 
servicing.  

15. 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. 

16. 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.  

17. 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. 

18. 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 

19. 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.  
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20. 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. 

4B – Proposed Conditions of Site Plan Approval and/or Consent 

(continued): 

21. 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.  

22. 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. 

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: 

• “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.”  

• “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.” 

• “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.” 

• “Purchasers and/or tenants of all lots or units are advised that on-street 

parking restrictions may apply to the street fronting their property.” 
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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.   

4B – Proposed Conditions of Site Plan Approval and/or Consent 

(continued): 

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. 

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 a 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 is 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 shall pay the engineering on-site works inspection fee to 
the satisfaction of the City. 

33. 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. 
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34. That prior to site plan approval, the Owner/Developer shall complete an 

updated Tree Inventory and Preservation Plan and Vegetation Compensation 
Plan, satisfactory to the General Manager of Planning Services and in 

accordance with the City of Guelph Private Tree Protection By-law (2010)-
19058 prior to any grading, tree removal or construction on the site. 

4B – Proposed Conditions of Site Plan Approval and/or Consent 

(continued): 

35. That prior to site plan approval, the Owner/Developer shall provide details with 
respect to: 

• verification and confirmation of high groundwater levels on site; 

• in situ permeameter testing in support of the clear stone infiltration gallery; 
• stormwater management plan that demonstrates maintenance of pre- to post-

development; 
• recharge and runoff volumes; 
• grading, drainage and erosion and sediment control plans; 

• educational signage; and 
• a salt management plan. 

36. That prior to site plan approval, the Owner/Developer shall implement all 
recommendations of the following Environmental Impact Study and supporting 
Addenda to the satisfaction of the City: 300 Water Street Environmental Impact 

Study (NRSI, August 2017), 300 Water Street EIS Agency Comment Responses 
(NRSI, May 3, 2018), 300 Water Street Guelph July 23rd Agency Comments 

and Responses (NRSI, November 22, 2018) and 300 Water Street, Guelph 
Second EIS Addendum – Additional Hydrological Information (NRSI, May 7, 
2019). 

37. That prior to site plan approval, the Owner/Developer shall pay to the City, the 
total cost of reproduction and distribution of the Guelph Residents 

Environmental Handbook, to all future residents within the plan, with such 
payment based on a cost of one handbook per residential dwelling unit as 
determined by the City. 

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 implementing 

the Vegetation Compensation Plan or equivalent cash-in-lieu to the satisfaction 
of the General Manager of Planning and Building Services. 

39. That prior to site plan approval, the Owner/Developer shall be responsible for 

the cost of design and development of the demarcation of lands 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 the warrantee period completed by an Ontario Association of 
Landscape Architect (OALA) member for approval to the satisfaction of the 

Deputy CAO of Public Services. The Developer shall provide the City with cash 
or letter of credit to cover the City approved estimate for the cost of 

development of the demarcation for the City lands to the satisfaction of the 
Deputy CAO of Public Services. 

40. That prior to site plan approval, the Owner/Developer shall be responsible for 
payment of money in lieu of conveyance of parkland to the City to the 
satisfaction of the Deputy CAO of Public Services or their designate, pursuant to 
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s. 42 of the Planning Act and in accordance to the City’s Parkland dedication By-

law (2019)-20366 as amended by (2019)-20380 or any successor thereof, prior 
to issuance of any building permits. 

 

4B – Proposed Conditions of Site Plan Approval and/or Consent 

(continued): 

41. That prior to the issuance of the first building permit for the townhouse portion 

of the lands, the Owner/Developer shall provide to the Deputy CAO of Public 
Services or their designate, a satisfactory narrative appraisal report prepared 
for The Corporation of the City of Guelph for the purposes of calculating the 

amount for payment in lieu of conveyance of parkland pursuant to s.42 of the 
Planning Act. The narrative 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 or their designate, Notwithstanding the foregoing, if the 

narrative appraisal provided by the applicant is not satisfactory to the Deputy 
CAO of Public Services or their designate, acting reasonably, the City reserves 

the right to obtain an independent narrative appraisal for the purposes of 
calculating the amount for payment in lieu of conveyance of parkland. 

42. That the Owner/Developer shall 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 site plan agreement to be registered on title: 

• “Purchasers and/or tenants of all lots or units abutting the existing Silvercreek 
Park are advised that it will be demarcated in accordance with the City of 
Guelph Property Demarcation Policy. This demarcation will consist of black 

vinyl chain link fence.” 
• “Purchasers and/or tenants of all lots or units abutting the existing Silvercreek 

Park are advised that no private gates will be allowed in this demarcation 
fence. 

• “Purchasers and/or tenants of all lots or units are advised that a public trail 

exists in close proximity to all lots and that public access to this trail occurs on 
Water Street.” 

• “Purchasers and/or tenants of all lots are advised that the existing Silvercreek 
Park has been retained in its natural condition. Be advised that the City will 
not carry out regular maintenance such as grass cutting. Periodic maintenance 

may occur from time to time to support the open space function and public 
trail system.” 

43. That the Owner/Developer and the Upper Grand District School Board shall 
reach an agreement regarding the supply and erection of a sign (at the 
Owner/Developer’s expense and according to the Board’s specifications) affixed 

to the permanent development sign advising prospective residents of schools in 
the area. 

44. That the Owner/Developer shall pay all Development Charges prior to the 
issuance of any building permits. 

45. That prior to site plan approval, the Owner/Developer shall demonstrate 
compliance with the City’s Waste Management By-law (2011)-19199. 
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Attachment 5 – Existing Official Plan Land Use Designations and 

Policies 
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Attachment 5 – Existing Official Plan Land Use Designations and 

Policies (continued) 

9.7 Open Space and Parks 

Open space and parks provide health, environmental, aesthetic and economic 
benefits that are important elements for a good quality of life. Lands designated 

Open Space and Parks are public or private areas where the predominant use or 
function is active or passive recreational activities, conservation management and 

other open space uses. 

Objectives 

a) To develop a balanced distribution of open space, active and passive parkland 

and recreation facilities that meet the needs of all residents and are 
conveniently located, accessible and safe. 

b) To co-operate and partner with other public, quasi-public and private 
organizations in the provision of open space, trails and parks to maximize 
benefits to the community. 

c) To assist in protecting the City’s urban forests, the Natural Heritage System 
and cultural heritage resources. 

Policies 

1. Where any land designated Open Space and Parks is under private ownership, 
this Plan does not imply that such land is open to the general public or that 

the land will be purchased by the City or any other public agency. 

2.  Where lands designated Open Space and Parks are in private ownership and a 

development application is made requesting a change to a land use other than 
Open Space and Parks, due consideration shall be given by Council to the 
following: 

i) Council will consider the acquisition of the subject lands, having regard for 
the following: 

a. the provision of adequate open space, parks and recreational areas, 
particularly in the vicinity of the subject lands; 

b. the existence of cultural heritage resources or natural heritage features on 

the site; 

c. the recreational service that is provided by the existing use and the 

benefits and costs accruing to the City through the public acquisition of the 
property; 

d. the possibility of any other government agency purchasing or sharing in 

the purchase of the subject lands; and 

e. the ability of the City to purchase the lands and the priority of the lands in 

relation to the City’s overall open space and parks acquisition plan. 

ii) If acquisition of lands is not deemed appropriate, Council shall consider other 
arrangements to retain the lands in an Open Space and Parks designation by 

such means as management agreements or easements, where applicable. 
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Attachment 5 – Existing Official Plan Land Use Designations and 

Policies (continued): 

3. Where the City or any other government agency does not wish to purchase the 

subject lands, and suitable alternative arrangements to secure the lands in an 
Open Space and Parks designation have not been derived, due consideration 

shall be given by Council to amending the Official Plan. When considering such 
amendments, the City may require a comprehensive study be conducted to 

determine the most desirable function and use of the lands. In spite of the 
above, there is no public obligation either to redesignate or purchase any 
areas designated Open Space and Parks. 

4. When developing major recreation facilities such as indoor swimming pools, 
arenas or major parks or open space areas, consideration shall be given to 

locating such facilities in association with major community shopping, 
educational or cultural facilities. 

5. Where appropriate, the City may implement practices that naturalize portions 

of City parks and incorporate indigenous vegetation. 

Permitted Uses 

6. The following uses may be permitted in the Open Space and Parks 
designation, subject to the applicable provisions of this Plan: 

i) public and private recreational uses and facilities;  

ii) parks;  

iii) golf courses;  

iv) conservation lands; 

v) cemeteries; and  

vi) complementary uses. 

7. Complementary uses are uses that are normally associated with the main 
recreational use, are compatible with, and do not detract from or restrict, the 

primary function of the Open Space and Parks designation. Such 
complementary uses may include, but are not necessarily restricted to 
horticulture, restaurants, club houses, pro shops, public halls and other 

accessory buildings.  

4.1.4 Natural Areas  

Natural Areas include three categories of features that are considered less 
ecologically significant than Significant Natural Areas, but that still warrant 
protection within the Natural Heritage System. The three feature categories are: 

Other Wetlands, Cultural Woodlands, and Habitat for Significant Species. 

Unmapped Natural Areas or all or parts of Natural Areas included in the overlay 

designation shown on Schedules 2 and 4 require further study to determine the 
appropriate level of protection in accordance with the policies of this Plan. Natural 
Areas included in the overlay designation shown on Schedules 2 and 4 include 

Other Wetlands and Cultural Woodlands. Habitat for Significant Species (excluding 
Significant habitat of provincially Endangered and Threatened Species) is not 

identified within the Natural Areas overlay on the schedules of this Plan and must 
be identified in accordance with 4.1.4.  
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4.1.4.1 General Policies: Natural Areas  

1. Development or site alteration shall not be permitted within unmapped Natural 
Areas or Natural Areas included in the overlay designation shown on Schedules 

2 and 4 until an EIS or EA that determines which Natural Heritage System 
policies, if any, apply and is approved as part of a complete development 
application to the satisfaction of the City.  

i) Where unmapped Natural Areas or all or parts of Natural Areas included in 
the overlay designation on Schedules 2 and 4 meet one or more of the 

criteria for designation as Significant Natural Areas, the appropriate policies 
of 4.1.3 will apply, and the areas identified for protection, including any 
established buffers, will be deemed to be designated Significant Natural 

Areas.  

ii) Where unmapped Natural Areas or all or parts of a Natural Areas included in 

the overlay designation on Schedules 2 and 4 meet one or more of the 
criteria for designation as Natural Areas, the appropriate policies under 
4.1.4 will apply, and the areas identified for protection, including any 

established buffers, will be deemed to be designated Natural Areas.  

iii) Where unmapped Natural Areas or all or parts of a Natural Areas included in 

the overlay designation on Schedules 2 and 4 do not meet either i) or ii) 
above, the Natural Areas overlay designation will be deemed removed, and 

the underlying land use designation will apply.   
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Attachment 6 – Proposed Official Plan Land Use Designation and 

Policies 
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Attachment 6 – Proposed Official Plan Land Use Designation and 

Policies (continued) 

9.3.2 Low Density Residential 

This designation applies to residential areas within the built-up area of the City 
which are currently predominantly low-density in character. The predominant land 

use in this designation shall be residential. 

Permitted Uses 

1.  The following uses may be permitted subject to the applicable provisions of 
this Plan: 

i)  detached, semi-detached and duplex dwellings; and 

ii) multiple unit residential buildings, such as townhouses and apartments. 

Height and Density 

The built-up area is intended to provide for development that is compatible with 
existing neighbourhoods while also accommodating appropriate intensification to 
meet the overall intensification target for the built-up area as set out in Chapter 3.  

The following height and density policies apply within this designation: 

2.  The maximum height shall be three (3) storeys. 

3.  The maximum net density is 35 units per hectare and not less than a 
minimum net density of 15 units per hectare. 
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Attachment 7 – Existing Zoning 
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Attachment 8 – Proposed Zoning 
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Attachment 8 – Proposed Zoning (continued) 

In accordance with the specialized zoning regulations outlined in Attachment 4 and 
Section 5.1 and Section 5.3 of the Zoning By-law as outlined below. 
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Attachment 8 – Proposed Zoning (continued) 
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Attachment 9 – Original Conceptual Site Plan 
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Attachment 10 – Current Conceptual Site Plan 
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Attachment 11 – Staff Review and Planning Analysis 

2014 Provincial Policy Statement 

The 2014 Provincial Policy Statement (PPS) provides direction on matters of 

provincial interest related to land use planning and development and is issued 
under the authority of Section 3 of the Planning Act.  The PPS promotes efficient 

use of land and development patterns and addresses matters of provincial interest 
in land use planning. As per section 4.2 of the PPS, all planning decisions shall be 

consistent with the PPS. 

Policy Section 1.0 – Building Strong Healthy Communities speaks to efficient land 
use and development patterns to support sustainability by promoting strong, 

liveable, healthy and resilient communities, protecting the environment and public 
health and safety, and facilitating economic growth.  This is achieved in part by 

promoting efficient development and land use patterns with an appropriate range 
and mix of residential and employment and other uses to meet long term needs 
(Policy 1.1.1 (a), (b)).  

The proposed development is consistent with these principles by: 

• Focusing development within the built-up area of the City of Guelph to make the 

most efficient use of land and existing services. 
• Providing for the development on existing roads in close proximity to transit 

routes and existing infrastructure/public service facilities. 

• Providing a form of housing that is complimentary to adjacent residential 
development. 

Policy 1.1.3 states that land use patterns within settlement areas shall be based on 
densities and a mix of land uses which: efficiently use land and resources; are 
appropriate for and efficiently use planned and/or available infrastructure and 

public service facilities; minimize impacts to air quality and climate change; and 
support active transportation.  Settlement areas are to also contain a range of uses 

and opportunities for intensification and redevelopment.  Planning authorities shall 
identify appropriate locations and promote opportunities for intensification and 
redevelopment taking into consideration existing building stock, brownfield sites 

and the availability of existing or planned infrastructure or public service facilities.   

Policy 1.4.1 states that planning authorities shall provide for an appropriate range 

and mix of housing types and densities required to meet projected requirements of 
current and future residents.  The proposed development is consistent with the 
Province's direction by: supporting residential intensification, providing a new 

residential development form on lands containing appropriate levels of 
infrastructure, and providing for compact housing through residential 

intensification. 

The proposed development is a compact form of development that will use land and 
infrastructure efficiently and contribute to the range of housing options in the area.  

The proposed Official Plan Amendment and Zoning By-law Amendment applications 
are consistent with the 2014 Provincial Policy Statement. 

Places to Grow 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019) provides a 

framework for managing growth in the Greater Golden Horseshoe area and works 
to support the achievement of complete communities and to ensure that land to 
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accommodate forecasted population and employment growth will be available when 

needed.  

The current Growth Plan came into effect on May 16, 2019 and applies to any 

decisions on planning matters made on or after this date. 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 by directing growth to built-up areas, the promotion of transit-
supportive densities, and a healthy mix of residential, employment and recreational 

land uses.   

The guiding principles of the plan include: 

• Building compact, vibrant and complete communities; 

• Optimizing the use of existing and new infrastructure to support growth in a 
compact and efficient form; 

• Providing for different approaches to managing growth that recognize the 
diversity of communities in the Growth Plan. 

The subject property is located within the City’s “Built-Up Area” as shown on 

Schedule 1: Growth Plan Elements of the Official Plan.  

Section 2.2.1 and 2.2.2 of the Growth Plan identify how population growth will be 

accommodated with thin the “Delineated Built-up Areas”.  These sections introduce 
policies related to intensification, reducing dependence on the automobile, complete 

communities and efficient use of infrastructure and public service facilities.  The 
proposed Zoning By-law Amendment conforms with the policies of this section by: 

• Directing development to the built-up area; 

• Promoting development that supports active and public transportation options; 
• Proposing different housing forms in the neighbourhood that contributes to the 

mix of housing types in the area; 
• Contributing to the objective of a ‘complete community’ by encouraging 

development in close proximity to services, public transit and public open space; 

and, 
• Making efficient use of existing infrastructure and public service facilities (e.g. 

roads, water and sewer, etc.). 

The proposed Official Plan Amendment and Zoning By-law Amendment are 
consistent with and conform to the Growth Plan for the Greater Golden Horseshoe 

(2019). 

Official Plan 

Existing Land Use Designations and Policies 

The subject property is currently designated “Open Space and Park” with a "Natural 

Areas Overlay" in the Official Plan.  Permissible uses in the "Open Space and Park" 
land use designation include: public and private recreational uses and facilities, 
parks, golf courses, conservation lands, cemeteries and complementary uses.  

Complementary uses are uses that are normally associated with the main 
recreational use, are compatible with, and do not detract from or restrict, the 

primary function of the Open Space and Parks designation.  

The subject property also has a “Natural Areas Overlay” designation.  Development 
or site alteration is not permitted within the Natural Areas included in the "overlay" 
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designation until an Environmental Impact Study (EIS) or Environmental 

Assessment (EA) has been completed to determine which Natural Heritage System 
policies, if any, apply and is approved to the satisfaction of the City. 

Natural Resource Solutions Inc. prepared an Environmental Impact Study and 
associated Addendum in accordance with Official Plan policies to address the 
“Natural Areas Overlay” designation.  The EIS was reviewed and circulated to City 

staff, the Grand River Conservation Authority (GRCA) and was brought to the July 
11, 2018 Environmental Advisory Committee (EAC) meeting.  Comments from the 

City’s Environmental Planner, the GRCA and EAC’s approved motion of conditional 
support are provided in Attachment 13. 

The subject property was previously connected via the hydro-corridor to the Natural 

Heritage System. Tree removals that occurred within the hydro-corridor in 2017 
severed this connection. The treed area that occurs on the subject property does 

not meet the City’s criteria for Significant Woodland or Cultural Woodland. A small 
wetland feature occurs on the subject property. The wetland is 0.08 hectares in size 
and does not meet the 0.5 hectare minimum size criterion for Locally Significant 

Wetlands or 0.2 hectare minimum size criterion for Other Wetlands. Since the treed 
area does not qualify as Significant Natural Area or Natural Area, it is not protected 

by the City’s Natural Heritage System policies.   

In accordance with Official Plan Policy 4.1.4.1 (iii) – General Policies of Natural 

Areas, where unmapped Natural Areas or all or parts of Natural Areas included in 
the overlay designation do not meet the criteria for designation as “Significant 
Natural Areas” or “Natural Areas”, the underlying designation would apply and the 

“Natural Areas Overlay” designation can be removed.  The underlying designation 
of “Open Space and Parks” would therefore apply and the applicant has applied for 

an Official Plan Amendment to redesignate the site to the “Low Density Residential” 
land use designation.  Below is an evaluation of the Official Plan Amendment 
criteria. 

Urban Forest and Private Tree Protection By-law Requirements 

The subject property is regulated under the City’s Private Tree Protection By-law. 

Based on the Tree Inventory and Preservation Plan (TIPP) prepared by Natural 
Resource Solutions Inc. (August 2017) in support of the development application, 
182 trees greater than 10 centimeters in diameter at breast height are proposed for 

removal. Of the 182 trees proposed for removal, 122 trees were assessed to be in 
poor to very poor health and the remaining 60 trees were assessed to be in 

excellent to fair health. Compensation is required for trees that are in fair or better 
condition at a 3:1 replacement ratio or cash-in-lieu equivalent, therefore a 
minimum of 180 compensation plantings are required.  Prior to site plan approval, 

the Owner/Developer is required to prepare an updated TIPP and a condition has 
been included in Attachment 4 to this effect. 

Official Plan Amendment Criteria 

Policy 9.7.1 of the Official Plan states that “Where any land designated Open Space 
and Parks is under private ownership, this Plan does not imply that such land is 

open to the general public or that the land will be purchased by the City of any 
other public agency.”  The applicant has submitted an Official Plan Amendment to 

redesignate the property to “Low Density Residential”. 
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Policy 9.7.2 of the Official Plan provides criteria to evaluate a development 

application requesting to change the land use designation from “Open Space and 
Parks”.  Below is an evaluation of this criteria: 

a. The provision of adequate open space, parks and recreational areas, 
particularly in the vicinity of the subject lands. 
 

There is adequate open space and recreational areas/facilities in the vicinity 
of the subject property including: Silvercreek Park, Water Street Park, 

Centennial Park (approximately 550 metres), Hugh Park (approximately 1.0 
km), and Guelph Soccer Club/Guelph Community Sports Dome.  
 

b. The existence of cultural heritage resources or natural heritage features on 
the site. 

 
The applications were circulated to the City’s Heritage Planner for comment 
and no cultural heritage resources potential was identified.  As discussed 

earlier in this report the treed area does not qualify as Significant Natural 
Area or Natural Area, it is not protected by the City’s Natural Heritage 

System policies. 
 

c. The recreational service that is provided by the existing use and the benefits 
and costs accruing to the City through the public acquisition of the property. 
 

The property is in private ownership and is treed so there are no recreational 
uses currently provided.  Parks and Recreation staff have confirmed that 

there are no plans to acquire this property for active parkland. 
 

d. The possibility of any other government agency purchasing or sharing in the 

purchase of the subject lands. 
 

Given the size, location and irregular shape of the property, no other 
government agency has expressed interest in acquiring the subject property. 
 

e. The ability of the City to purchase the lands and the priority of the lands in 
relation to the City’s overall open space and parks acquisition plan. 

The City’s Parks and Recreation staff were circulated the applications for 
review and comment and were part of the original pre-consultation 
discussions with the applicant.  It has been determined that the subject 

property is not a suitable location for active open space/parkland.  Parks and 
Recreation staff have confirmed that there are no plans to acquire the site for 

active parkland.   

Policy 7.3.2 of the Official Plan provides a Park Hierarchy to determine site 
suitability for parkland and is primarily based on function, size and population 

served by each level of open space.  The following table summarizes the 
hierarchy of open space contained in the Official Plan and criteria for each. 
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Table 1: Park Hierarchy 

Type Primary Use Size Staff Comment 

Urban Squares Provide for 
opportunities for 
passive recreation 

and social 
interaction. 

No minimum size 
specified but are 
intended to be 

included within 
Community Mixed-

use Nodes, along 
Intensification 
Corridors and 

within Downtown. 

Are to be primarily 
developed in areas 
of significant 

intensification, 
which this 

development is not 
within. 

Neighbourhood 

Parks 

Cater to the needs 

and interests of 
the residents living 

within the general 
vicinity for 
unorganized, 

unstructured and 
spontaneous 

leisure activities.  

Generally contain 

a mixture of 
passive areas, low 
to intermediate 

sports facilities, 
informal and 

formal play areas 
and may contain 
natural areas. 

Minimum size of 

1.0 hectare so that 
a variety of 

outdoor recreation 
activities may be 
accommodated. 

The adjacent 

neighbourhood is 
within close 

proximity to many 
other Open Space 
areas including: 

Centennial Park, 
Hugh Guthrie 

Park.  There are a 
number of trails 

connecting these 
areas to the 
neighbourhood. 

The property is 0.2 
hectares, which is 

significantly 
smaller than the 
1.0 hectare 

minimum size 
requirement. 

Community Parks Designed primarily 
to provide facilities 

for active 
recreation at an 
intermediate 

and/or major level 
such as 

sportsfields, 
recreation and/or 
community 

centres. 

10-20 hectares in 
size 

The subject 
property is not 

suitable given the 
size requirements 
for community 

parks. 
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Type Primary Use Size Staff Comment 

Regional Parks Designed to 

primarily provide 
facilities or 
features that 

attract visitors 
from the local 

community and 
from the broader 
region. 

Greater than 25 

hectares in size 

The subject 

property is not 
suitable given the 
size requirements 

for regional parks. 

 

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, 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 4). 

Urban Design 

The proposed development is in keeping with the City’s urban design goals, 

objectives and policies.  To achieve a complete community, the Official Plan 
contains policies regarding urban design that apply to all development. Several 
urban design objectives in the Official Plan apply to the proposed development, 

including: 

• To create neighbourhoods with diverse opportunities for living, working, learning 

and playing (a); 
• To build compact neighbourhoods that use land, energy, water and 

infrastructure efficiently and encourage walking (b); and, 
• To design for a choice of mobility including walking, cycling, transit and driving 

(m). 

In April 2018, Council approved the Built Form Standards for Mid-rise Buildings and 
Townhouses.   The Built Form Standards ensure that the future development and 

design of mid-rise and townhouse forms is appropriate for the City based on 
existing context and contemporary urban design practices.  Based on the approved 
Built Form Standards, staff is supportive of the approach to the design of the site 
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shown on the concept plan.  The concept plan is meeting several of the built form 

standards for on-street townhouses including: 

• Providing a minimum front yard setback of 6 metres; 

• Townhouse units are a minimum of 6 metres wide; 
• Driveways have been grouped to maximize soft surfaces and provide more soil 

volumes for trees; 

• Providing a minimum rear yard setback of 7.5 metres for 5 of the 6 units (1 unit 
has a reduced setback of 3.8 metres due to the irregular shape of the lot); 

• Providing a minimum of 35% as landscaped open space; and, 
• Providing a minimum exterior side yard setback greater than 4.5 metres to allow 

for tree planting along the side of the building to help frame the street. 

Residential Development Policies 

Section 9.3 of the Official Plan contains policies that apply to the residential land 

use designations. The proposed development satisfies the residential objectives. 
These objectives include: 

• Facilitating the development of a full range of housing types and densities to 

meet a diversity of lifestyles and the social needs and well-being of current and 
future residents throughout the City; 

• Ensuring compatibility between various forms of housing and between 
residential and non-residential uses; 

• Maintaining the general character of built form in existing established residential 
neighbourhoods while accommodating compatible residential infill and 
intensification; 

• Directing new residential development to areas where full municipal services and 
infrastructure is available and can be provided in an efficient and cost effective 

manner; 
• Ensuring new development is compatible with surrounding land uses and the 

general character of neighbourhoods; and 

• Ensuring new residential development is located and designed to facilitate and 
encourage convenient access to employment, shopping, institutions and 

recreation by walking, cycling and transit. 

Policy 9.3.1.1 of the Official Plan provides development criteria for multi-unit 
residential buildings and intensification proposals.  This criteria is to be used to 

assess development proposals for multi-unit residential development within all 
residential designations and for intensification proposal within existing residential 

neighbourhoods.  The criteria are listed below and applied to this development 
application. 

1. Building form, scale, height, setbacks, massing, appearance and siting 

are compatible in design, character and orientation with buildings in 
the immediate vicinity. 

The proposed applications facilitate development of a form and scale that is in 
keeping with the existing neighbourhood.  The proposed on-street 
townhouses and single detached residential dwelling are compatible with the 

existing townhouses on Water Street and the single detached dwellings on 
Water Street and on Pacific Place. 

 
2. Proposals for residential lot infill will be compatible with the general 

frontage of lots in the immediate vicinity. 
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The lot frontages proposed are compatible with the general frontages in the 

area.  The on-street townhouse units will have a minimum frontage of 6 
metres. 

 
3. The residential development can be adequately served by local 

convenience and neighbourhood shopping facilities, schools, trails, 

parks, recreation facilities and public transit. 
A number of convenience commercial uses are located within walking distance 

at the corner of Municipal Street and Edinburgh Road South.  Centennial Park 
is also within walking distance.  There is a bus stop within 500 metres of the 
subject property. 

 
4. Vehicular traffic generated from the proposed development will not 

have an unacceptable impact on the planned function of the adjacent 
roads and intersections. 
The proposed development of 7 residential units will not have an 

unacceptable impact on the adjacent roads and intersections.  A Traffic 
Impact Study was not required as part of a complete application and was not 

requested through the circulation and review of the applications as the 
number of vehicular trips anticipated from 7 residential units would not 

warrant one. 
 

5. Vehicular access, parking and circulation can be adequately provided 

and impacts mitigated. 
Parking can be provided in the form of garages and driveways and each unit 

will be able to accommodate two (2) parking spaces. 
 

6. That adequate municipal infrastructure, services and amenity areas 

for residents can be provided. 
Engineering staff have confirmed that there is adequate servicing capacity 

available to service the proposed development. 
 

7. Surface parking and driveways shall be minimized. 

Parking for the proposed development is provided in accordance with the 
requirements of the Zoning By-law.  Driveways for the on-street townhouse 

units are being grouped to maximize soft surfaces and provide more soil 
volumes for trees. 
 

8. Development shall extend, establish or reinforce a publicly accessible 
street grid network to ensure appropriate connectivity for 

pedestrians, cyclists and vehicular traffic, where applicable. 
The subject property is located on existing municipal roads.  The sidewalk will 
be extended in front of the proposed development along Water Street and 

Denver Road. 
 

9. Impacts on adjacent properties are minimized in relation to grading, 
drainage, location of service areas and microclimatic conditions, such 
as wind and shadowing. 

Grading and stormwater management reports have been prepared in support 
of the applications.  Stormwater is directed to the existing storm system and 
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grading is proposed within the property limits.  The height of the proposed 

buildings does not impact adjacent properties in terms of shadowing or wind. 
 

10. The development addresses public safety, identified public views and 
accessibility to open space, parks, trails and the Natural Heritage 
System, where applicable. 

The proposed development does not impact public safety, public views, or 
impede access to open space, parks and trails. 

11. The conservation and integration of cultural heritage resources, 
including identified key public views can be achieved subject to the 
provisions of the Cultural Heritage Resources Section of this Plan. 

The City’s Senior Heritage Planner has reviewed the development proposal 
and did not identify any cultural heritage resource impacts from the 

development. 

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 the development of 6 townhouse units and is 
anticipated to contribute to the City meeting its overall affordable housing target. 
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. 

Review of Proposed Zoning 

In addition to the regulations set out in Section 5.3.2 – “On-Street Townhouse” 
(R.3B) Zone of Zoning By-law (1995)-14864, as amended the following chart 

summarizes the specialized zoning regulations of the R.3B-24 and R.3B-25 Zones: 
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 Required Proposed 

Minimum Rear Yard 

Setback (applies only to 
one unit in the R.3B-24 
Zone) 

7.5 metres 3.8 metres 

Storm Gallery Protection Not required in the 
standard R.3B Zone. 

No buildings or structures 
(excluding fences) shall 

be located or constructed 
within 1.5 metres of an 

underground infiltration 
storm gallery. 

In addition to the regulations set out in Table 5.1.2 – Regulations Governing R.1 
Zones of Zoning By-law (1995)-14864, as amended, the following specialized 
regulation is required for the residential single detached dwelling in the R.1C-32 

Zone: 

 Required Proposed 

Minimum Rear Yard 
Setback 

7.5 metres or 20% of the 
lot depth, whichever is 

less 

3.5 metres 

Analysis of Proposed Zoning 

On-Street Townhouses 

To permit a minimum rear yard setback of 3.8 metres, whereas Table 5.3.2, Row 7 

requires a minimum rear yard setback of 7.5 metres. 

Staff comment: this specialized regulation only applies to the end unit and is 
required at a pinch point to recognize the irregular shape of the lot.  The end unit 

will have a large side yard so a reduction will not negatively impact the outdoor 
amenity area for the future homeowner. 

Storm Gallery Protection - no buildings or structures (excluding fences) shall be 
located or constructed within 1.5 metres of an underground infiltration storm 
gallery. 

Staff comment: this specialized regulation applies to the townhouse units as 
underground infiltration galleries are proposed.  The purpose of this regulation is to 

ensure that the underground infiltration galleries are not built on or damaged by 
buildings or structures and will function as designed. 

Single Detached Residential Dwelling 

To permit a minimum rear yard of 3.5 metres, whereas Table 5.1.2, Row 8 requires 
a minimum rear yard of 7.5 metres or 20% of the lot depth, whichever is less. 

Staff comment: this specialized regulation is required at a pinch point to recognize 
the irregular shape of the lot.  The lot is meeting the minimum lot area requirement 

of the zone and still provides a large side yard.  A reduction in the minimum rear 
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yard setback at one point does not negatively impact the outdoor amenity area for 

the future homeowner. 

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 4 and the full Engineering comments can be found in 
Attachment 13. 

Traffic Review 

A Traffic Impact Study (TIS) was not required as part of a complete application or 

required through the circulation and review of the applications.  The number of 
units proposed (7 in total) does not warrant the submission of a traffic impact 
study.  

Parking 

Parking for the proposed development is being provided in excess of the parking 

requirements of the Zoning By-law.  Section 4.13.4.3 of the Zoning By-law requires 
1 parking space per townhouse unit and 1 parking space per single detached 

residential dwelling.  Each townhouse unit will provide two (2) parking spaces, 1 in 
the garage and 1 on the driveway and the single detached dwelling will be providing 
a minimum of two (2) parking spaces, 1 in the garage and 1 on the driveway. 

Parkland Dedication 

The owner/developer will be required to pay cash in lieu of conveyance of parkland 

prior to the issuance of any building permits. The payment in lieu of parkland 
conveyance would be calculated at a rate of 7.56% of the appraised property value 

for the townhouse portion of the site in accordance with Section 17(c) of the City 
Guelph’s Parkland Dedication By-law (2019)-20366 as amended by By-law (2019)-
20380, or any successor thereof. The single detached portion of the site in the 

current proposal is 477.1 sq. m. The payment in lieu of parkland conveyance would 
be in accordance with Valuation Area #4 of Schedule “A” of By-law (2019)-20366 

as amended by By-law (2019)-20380, or any successor thereof. According to City 
records no previous parkland dedication has been provided for this property so the 
full amount is required. The final payment in lieu of parkland conveyance rate will 

depend on the final details of the development and rate in effect at the time of 
issuance of the building permit. 

Comments Received on the Applications 

The Statutory Public Meeting was held on May 14, 2018.  Below is a summary of 

the issues raised at the public meeting and through the circulation of the 
applications. 
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Density 

Concerns were raised regarding the density of the proposed development and the 
impact of the density on the existing neighbourhood. 

Staff response: The original application proposed the development of 7 on-street 
townhouse units and 1 single detached residential dwelling resulting in a density of 
39 units per hectare.  The applicant has revised the proposal by removing 1 on-

street townhouse unit which results in a density of 33.9 units per hectare.  The 
number of residential units proposed is considered to be appropriate, noting that 

the proposed residential density of 33.9 units per hectare is in conformity with the 
“Low Density Residential” land use designation of the Official Plan.  As discussed 
earlier in this report, the proposed development is in conformity with the Official 

Plan and satisfies the Official Plan Amendment criteria. 

Traffic 

Concerns were raised regarding the amount of traffic that will be added to the area 
as a result of this development. 

Staff response:  A Traffic Impact Study (TIS) was not required as part of a 

complete application or required through the circulation and review of the 
applications.  The number of units proposed (7 in total) does not warrant the 

submission of a traffic impact study. 

Existing on-street parking concerns 

Concerns were expressed regarding the loss of on-street parking. 

Staff response: On-street parking is not reserved for specific developments or 
residents.  The proposed development will be providing parking in accordance with 

the requirements of the Zoning By-law. 

Specialized Zoning Regulations Requested 

Concerns were raised on the original proposal regarding the number of exceptions 
to the standard R.3B zone.   

Staff response: It is common practice for applicants to request specialized 

regulations to parent zones (ie. R.3B). The Zoning By-law can not contemplate 
every property’s configuration and development constraints.  Standard zoning 

categories cannot be applied to "fit" every property.  Staff look at specialized 
requests on a site-specific basis. 

The revised proposal results in the number of specialized regulations required being 

significantly reduced.  The applicant has requested one specialized regulation due to 
the irregular shape of the lot. An analysis of how this specialized regulation is 

appropriate is provided earlier in the report. 

Loss of Trees 

Concerns were raised on both the original proposal and revised proposal regarding 

the loss of trees as a result of the proposed development. 

Staff Response: As discussed earlier in this report, the subject property was 

previously connected via the hydro-corridor to the Natural Heritage System. Tree 
removals that occurred within the hydro-corridor in 2017 severed this connection. 
The treed area that occurs on the subject property does not meet the City’s criteria 

for Significant Woodland or Cultural Woodland.  Since the treed area does not 
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qualify as Significant Natural Area or Natural Area, it is not protected by the City’s 

Natural Heritage System policies. 

A Tree Inventory and Preservation Plan (TIPP) was included in the Environmental 

Impact Study and Environmental Planning staff have reviewed the TIPP.  The 
subject property is regulated under the City’s Private Tree Protection By-law. Based 
on the Tree Inventory and Preservation Plan submitted with the applications, 182 

trees greater than 10 centimeters in diameter at breast height are proposed for 
removal. Of the 182 trees proposed for removal, 122 trees were assessed to be in 

poor to very poor health and the remaining 60 trees were assessed to be in 
excellent to fair health. Compensation is required for trees that are in fair or better 
condition at a 3:1 replacement ratio or cash-in-lieu equivalent, therefore a 

minimum of 180 compensation plantings are required. 

Through the detailed design of the site, the Owner/Developer will need to consider 

plantable space opportunities to accommodate tree compensation and associated 
landscaping to support and enhance the City’s urban forest. 

Peer Review of Environmental Impact Study 

One member of the public retained an independent consultant to peer review the 
Environmental Impact Study submitted by the applicant.  Questions were raised as 

to whether staff would review this peer review. 

Staff response: The City’s Environmental Planning staff review Environmental 

Impact Studies submitted in support of development applications.  The peer review 
was forwarded on to Environmental Planning staff for consideration.  A number of 
comments provided in the peer review were also identified by City staff and 

additional comments provided by staff and EAC were addressed by the applicant in 
an EIS Addendum. 
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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 4 

Engineering* 

 √ 

Site Plan Approval Required; 

Subject to conditions in 
Attachment 4 

Parks Planning* 
 √ 

Subject to conditions in 
Attachment 4 

Environmental 
Planning* 

 √ 
Subject to conditions in 
Attachment 4 

Grand River 
Conservation 
Authority* 

 √ 
 

Heritage Planning √   

Zoning √   

Upper Grand District 

School Board* 
 √ 

Subject to conditions in 

Attachment 4 

*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) 

 

  

Page 60 of 181



 
Page 61 of 62 

 

Attachment 13 – Departmental and Agency Comments (continued) 
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Attachment 14 – Public Notification Summary 

December 22, 2017 Applications received by the City of Guelph 

January 19, 2018  Applications deemed complete 

February 2, 2018 Notice of Complete Applications mailed to prescribed 
Agencies, City departments and surrounding property 

owners within 120m of the subject property 

April 19, 2018 Notice of Public Meeting advertised in the Guelph Tribune 

April 24, 2018 Notice of Public Meeting mailed to prescribed Agencies, 

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

May 14, 2018 Statutory Public Meeting of Council 

June 21, 2019 Complete revised submission received 

July 16, 2019 Notice of Revised Submission mailed to interested parties 

who spoke at the public meeting, provided comments on 
the applications or requested to receive further 

notification on the applications 

January 20, 2020 Notice of Decision Meeting sent to interested parties who 
spoke at the public meeting, provided comments on the 

applications or requested to receive further notification on 
the applications 

February 10, 2020 City Council meeting to consider staff recommendation 
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From: Andrew Mihok  
Subject: 300 Water Street OP1707 & ZC1712 
 
I wish to register my emphatic opposition to the proposed changes of the land use designation from 
“Open Space and Park” with a “Natural Areas Overlay”! I do not feel that changing to “Low Density 
Residential” is in keeping with the current open areas on Denver Road as well as negatively impacting 
wild life throughout the area. 
 
I respectfully ask that my feelings be added to the Council Agenda. 
 
Yours sincerely, 
Andrew Mihok 
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Staff 
Report  

 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, February 10, 2020  

Subject Statutory Public Meeting Report 
70 Fountain Street 

Proposed Official Plan and Zoning By-law 
Amendment 

File: OZS19-015 
Ward 1 

Report Number IDE-2020-10 
 

 

Recommendation 

That Report IDE-2020-010 regarding proposed Official Plan and Zoning By-law 

Amendment applications (File: OZS19-015) by Skydevco Inc., on behalf of the 
owner, Skyline Commercial Real Estate Holdings Inc., to permit the development of 

a 25 storey mixed use building containing commercial, office and apartment units 
on the property municipally known as 70 Fountain Street and legally described as 
Lots 19 & 20 Registered Plan 8, City of Guelph from Infrastructure, Development 

and Enterprise dated February 10, 2020, be received.  
 

 

Executive Summary 

Purpose of Report 

To provide planning information on applications requesting approval of Official Plan 

and Zoning By-law Amendments to permit the development of a 25 storey mixed 
use building with retail and office space together with 180 apartment units on the 

property municipally known as 70 Fountain Street. This report has been prepared in 
conjunction with the Statutory Public Meeting for the application. 

Key Findings 

Key findings will be reported in the future Infrastructure, Development and 
Enterprise recommendation report to Council. 

Financial Implications 

Financial implications will be reported in the future Infrastructure, Development and 

Enterprise recommendation report to Council. 
 

Report 

Background 

An application for a Zoning By-law Amendment has been received for the property 

municipally known as 70 Fountain Street from Skydevco Inc., on behalf of Skyline 
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Commercial Real Estate Holdings Inc. The application has been submitted to allow 
the development of a 25 storey mixed use building containing retail and office 
space together with 180 apartment units on the subject site. The Official Plan 

Amendment and Zoning By-law Amendment applications were received by the City 
on December 4, 2019 and deemed to be complete on January 2, 2020. 

Location 

The subject lands are located on the east side of Wyndham Street South and 

bounded by Farquar Street to the north and Fountain Street to the south (see 
Location Map and Orthophoto in Attachment 1 and Attachment 2, respectively). The 
subject site has an area of 0.213 hectares and is currently developed with a two 

storey office building containing several commercial and office uses. The site slopes 
to the south, so the site appears to be two storeys from Farquhar Street and three 

storeys from Fountain Street.  
 
Surrounding land uses include: 

 To the north, across Farquhar Street is the former Drill Hall and a drop off and 
parking area for the transit terminal;  

 To the east, immediately adjacent to the site are two storey single detached 
dwellings fronting onto Farquhar Street;  

 To the south, across Fountain Street is a two storey office building which houses 

the Ontario Court of Justice;  
 To the west, across Wyndham Street South, the Guelph Police Services 

headquarters is directly across from the site, with a municipal parking lot on 
Fountain Street to the southwest, and the Armoury to the northwest of the 
intersection of Wyndham Street South and Farquhar Street.  

Existing Official Plan Land Use Designations and Policies 

The Official Plan land use designation that applies to the subject lands is 

“Institutional or Office” within the Downtown Secondary Plan (See Attachment 3). 
Land within this designation is intended to permit a range of office, community and 

institutional uses, together with other compatible employment uses. Retail and 
service uses may be permitted as secondary to a main office or institutional use. 
The site is required to have active frontage along its Wyndham Street frontage and 

along its Farquhar Street frontage closest to Wyndham Street. The site has a 
permitted height range of three to six storeys.  

Further details of the “Institutional or Office” land use designation are included in 

Attachment 3. 

Proposed Official Plan Amendment 

There are three parts to the proposed Official Plan amendment. First, the applicant 

has proposed to redesignate the site from the “Institutional or Office” designation to 
the “Mixed Use 1” designation to permit the residential component of the proposed 

mixed use building. Second, the applicant has proposed to amend the height 
schedule (Schedule D) of the Downtown Secondary Plan to permit the proposed 
height of 25 storeys where 3 to 6 storeys is currently permitted. Third, a new site-

specific policy is proposed that would add the 25 storey height maximum to the 
site, together with a policy that would require buildings taller than 18 storeys to 
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have a maximum tower floorplate of 700 square metres above the fourth storey. 
The proposed Official Plan amendment is shown in Attachment 4.  

Existing Zoning 

The subject lands are currently zoned “Specialized Central Business District” 
(CBD.1-1) which is the zoning for the site as it existed on July 23, 2017. At the 

time Council permitted the site to keep this zoning rather than the site being 
included in the updated Downtown Zoning By-law amendment. The existing zoning 

map and detail is included in Attachment 5. 

Proposed Zoning By-law Amendment 

The purpose of the proposed Zoning By-law Amendment is to change the zoning 

from the specialized “Central Business District” (CBD.1-1) Zone to a specialized 
“Downtown 1” (D.1-?) Zone. A specialized Downtown 1 zone is required to permit 

the proposed mixed use building to be 25 storeys instead of the three storeys 
allowed in the standard zone. 

The proposed zoning and requested specialized regulations are shown in 

Attachment 5. 

Proposed Development 

The applicant is proposing to redevelop the site by demolishing the existing 2 

storey office building and building a 25 storey high mixed use building. The mixed 
use building is proposed to contain approximately 3900 square feet of ground floor 
retail space and 67,000 square feet of office floor space on the first four floors 

which make up the podium of the building. Above the fourth floor is a 21 storey 
tower containing 180 apartment units. Parking is located in four underground 

parking levels, with a total of 207 parking spaces provided.  

The proposed redevelopment concept plan is shown in Attachment 6 and renderings 
of the proposed redevelopment are shown in Attachment 7. 

Supporting Documents 

The following information was submitted in support of the applications: 
 Planning Justification Report, prepared by GSP Group, dated December, 2019; 

 Proposed Massing, Conceptual Site Plan and Floor Plans, prepared by SRM 
Architects Inc., dated November 7, 2019; 

 Building Elevations and Renderings, prepared by SRM Architects Inc., dated 

November 7, 2019;  
 Height Survey Diagram, prepared by SRM Architects Inc., dated November 7, 

2019;  
 Shadow Study, prepared by SRM Architects Inc., dated October 18, 2019; 
 Urban Design Brief, prepared by GSP Group, dated December, 2019; 

 Cultural Heritage Resource Impact Assessment, prepared by CHC Ltd., dated 
November 29, 2019;  

 Stage One Archeological Assessment, prepared by ASI, dated September 12, 
2019; 

 Pedestrian Wind Study, prepared by RWDI, dated November 25, 2019; 
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 Transportation Impact Assessment, Transportation Demand Management and 
Parking Study, prepared by Paradigm Transportation Solutions Ltd., dated 
November 2019;  

 Functional Servicing and Storm Water Management Report, prepared by Walter 
Fedy, dated November 12, 2019; 

 Noise Study, prepared by HGC Engineering Ltd., dated November 29, 2019; 
 Phase I Environmental Site Assessment, prepared by Pinchin Ltd., dated June 3, 

2016; 

 Revised Phase I Environmental Site Assessment, prepared by Pinchin Ltd., dated 
November 18, 2019; 

 Phase II Environmental Site Assessment, prepared by Pinchin Ltd., dated July 
26, 2016; 

 Topographical Survey, prepared by Van Harten’s Surveying Inc., dated August 

8, 2019; 
 Geotechnical Engineering Report, prepared by Endglobe, dated December 15, 

2015; 
 Geotechnical Peer Review, prepared by Pinchin Ltd., dated August 15, 2019; 
 Preliminary Hydrogeological Assessment, prepare by Pinchin Ltd., dated 

November 18, 2019; and, 
 Noise & Vibration Impact Study, prepared by RWDI, dated November 22, 2019. 

Staff Review 

Staff will review the application materials submitted, focused on evaluation of the 

proposal’s conformity to the Provincial Policy Statement and A Place to Grow: 
Growth Plan for the Greater Golden Horseshoe (2019); and evaluation of the 
proposed Official Plan amendments and conformity with Official Plan land use 

designations and related policies. Once the application review is complete, a report 
from Infrastructure, Development and Enterprise with a recommendation will be 

considered at a future meeting of Council. 

Financial Implications 

Financial implications will be reported in the future staff recommendation report to 
Council. 

Consultations 

The Notice of Complete Application and Public Meeting was mailed on January 16, 
2020 to local boards and agencies, City service areas and property owners within 

120 metres of the subject lands. The Notice of Public Meeting was also advertised in 
the Guelph Mercury Tribune on January 16, 2020. Notice of the application has also 

been provided by signage on the property, which was installed on January 16, 
2020. All supporting documents and drawings submitted with the application have 
been posted on the City’s website. 

Strategic Plan Alignment 

Priority 
Sustaining our future  

Direction 
Plan and Design an increasingly sustainable city as Guelph grows 
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Alignment 
The review of this development application will include an assessment of its 

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. 

Priority 
Working together for our future 

Direction 
Improve how the City communicates with residents and delivers services 

Alignment 
The Public Meeting being held on the proposed development application provides 

the opportunity for City Council, residents and community groups to learn more, 
ask questions and provide comments on the proposed development.  

Attachments 

Attachment 1 – Location Map and 120 m Circulation 
Attachment 2 – Aerial Photograph 

Attachment 3 – Existing Official Plan Land Use Designations and Policies 
Attachment 4 – Proposed Official Plan Amendment 

Attachment 5 – Existing Zoning 
Attachment 6 – Proposed Zoning and Details 
Attachment 7 – Proposed Development Concept Plan 

Attachment 8 – Proposed Site Rendering  

Departmental Approval 

Not applicable 

Report Author 

Katie Nasswetter, M.Sc., MCIP, RPP 
Senior Development Planner 

Approved By 

Chris DeVriendt, MCIP, RPP 
Manager of Development Planning  

 

 

Approved By 

Todd Salter, MCIP, RPP 
General Manager 
Planning and Building Services 

Infrastructure, Development and 
Enterprise Services 

519-822-1260 extension 2395 
todd.salter@guelph.ca 

 

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 1:  

Location Map and 120m Circulation 
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Attachment 2:  

Aerial Photograph 
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Attachment 3:  

Official Plan Land Use Designations and Policies 
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Attachment 3 continued:  

Official Plan Land Use Designations and Policies 
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Attachment 3 continued:  

Official Plan Land Use Designations and Policies 

 

11.1.7.5 Institutional or Office Areas 

 

11.1.7.5.1  

Institutional or Office areas include those properties in the heart of Downtown occupied by significant 

civic, cultural and other public institutions or an office building. They also include properties close to 

Guelph Central Station where a concentration of major office and institutional uses would optimize use of 

the terminal. 

 

11.1.7.5.2  

Generally the following primary uses may be permitted in Institutional or Office areas: 

 

a)  offices including medically related uses; 

b)  entertainment and commercial recreation uses; 

c)  community services and facilities;  

d)  cultural, educational, civic and institutional uses; 

e)  hotels; 

 f)  parks, including urban squares; and, 

g)  other employment uses that meet the intent of the principles, objectives and policies of the 

Downtown Secondary Plan and which are compatible with surrounding uses in regard to 

impacts such as  noise, odour, loading, dust and vibration. 

 

11.1.7.5.3  

In addition to the primary uses above, the following uses may also be permitted where they are 

secondary to the main institutional or office use on the site: 

 

a)  retail and service uses, including restaurants and personal service uses; and 

b)  public parking. 

 

11.1.7.5.4  

Institutional or Office areas downtown are occupied by buildings that are expected to remain for the life of 

the Downtown Secondary Plan, with the exception of the areas between Farquhar Street and Fountain 

Street, where there is greater potential for redevelopment and a desire for improved conditions on 

Wyndham Street. Additions or alterations to existing institutional and office uses shall be permitted, 

provided they do not significantly change the function or form of the use and have regard for the land use 

and built form policies that apply to adjacent land use areas. New development in the Institutional or 

Office Area south of Farquhar Street shall be subject to the density and built form policies applicable to 

Mixed Use 1 Areas, specifically Policies 11.1.7.3.4-11.1.7.3.8. 
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Attachment 4:  

Proposed Official Plan Land Use Designation 
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Attachment 4 continued:  

Proposed Official Plan Land Use Designation 
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Attachment 5:  

Existing Zoning 
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Attachment 5 (continued):  

Existing Zoning Details 
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Attachment 6:  

Proposed Zoning and Details 
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Attachment 6 continued:  

Proposed Zoning Details  
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Attachment 6 continued:  

Proposed Zoning Details  
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Attachment 7:  

Proposed Development Concept Plan 
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Attachment 8:  

Proposed Site Rendering 

View across Wyndham Street South looking east 
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From: Lorraine Pagnan  
Subject: 70 Farquhar Street 

 

Hi Katie, 
 
Hope all is well. I am sure you are very busy. I am emailing you because I wish to have more info 
on Sky-lines proposed development.  I am very concerned about the height being requested 
and especially its impact on the adjacent Heritage properties. I am aware that it would not 
impede the current Heritage protected views but believe that these views are inadequate at 
present for views of Church of Our Lady. 
 
Do you have a map on those views currently and if so could that be shared with me?  My other 
concern with the proposed density on this site is the accumulative affect that all these high rise 
developments along Wyndham, Wellington and Arthur is putting a burden on parking and 
increased unsafe traffic in the area, causing pedestrian and cyclists to be a greater risk for 
getting around the city.  There has to be a balance and requesting 25 storey's in on this site is 
just being to greedy and increasing density unfairly into one area instead of spreading the 
density out. 
 
I appreciate any info you can provide and wish to add my comments for the up and coming 
meeting. 
 
Cheers, 
Lorraine Pagnan 
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Staff 

Report  
 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, February 10, 2020  

Subject Decision Report 
361 Whitelaw Road 
Proposed Official Plan and Zoning By-law 

Amendments 
File: OZS18-005 

Ward 4 
Report Number IDE-2020-13 
 

 

Recommendation 

1. That the application by GSP Group on behalf of Armel Corporation for 
approval of an Official Plan Amendment from the “Low Density Greenfield 

Residential” designation to the “High Density”, “Medium Density”, and “Open 
Space and Parks” designations to permit the development of a 678 unit 

mixed density residential development and a neighbourhood park on the 
lands municipally known as 361 Whitelaw Road and legally described as Part 
of the NE Half of Lot 5, Concession 1, Division ‘B’ (Geographic Township of 

Guelph), City of Guelph, be approved in accordance with Attachment 2 of the 
Infrastructure, Development and Enterprise Report 2020-13, dated February 

10, 2020.  

2. That the application from GSP Group on behalf of Armel Corporation, for a 
Zoning By-law Amendment from the current “Urban Reserve” (UR) Zone and 

the “Agriculture” (A) Zone to a “Specialized High Density Apartment” (R.4B-
22(H)) Zone, “Specialized General Apartment” (R.4A-55(H)) Zone, 

“Specialized Cluster Townhouse” (R.3A-66(H)) Zone, “Conservation Land” 
(P.1) Zone and “Neighbourhood Park” (P.2) Zone to permit the development 
of a 678 unit mixed density residential development and a neighbourhood 

park on the lands municipally known as 361 Whitelaw Road and legally 
described as Part of the NE Half of Lot 5, Concession 1, Division ‘B’ 

(Geographic Township of Guelph), City of Guelph, be approved in accordance 
with Attachment 3 of the Infrastructure, Development and Enterprise Report 
2020-13, dated February 10, 2020. 

3. 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 361 
Whitelaw Road. 
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Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve an Official Plan Amendment 
and a Zoning By-law Amendment to permit the development of a 678 unit 
residential development containing apartments and townhouses, together with a 

neighbourhood park on the property municipally known as 361 Whitelaw Road.   

Key Findings 

Planning staff support the proposed Official Plan Amendment and Zoning By-law 
Amendment subject to the recommended zoning regulations and conditions in 

Attachment 3. 

Financial Implications 

Estimated Development Charges: $11,673,180 based on 2019 rates. 

Estimated Annual Taxes: $2,324,000 based on 2019 tax rate for 678 apartment 
and townhouse units of varying size. 

 

Report 

Background 

An application to amend the Official Plan and Zoning By-law was received for the 

property municipally known as 361 Whitelaw Road from GSP Group on behalf of the 
property owner, Armel Corporation on August 24, 2018 and deemed to be complete 

on September 20, 2018. The applicant proposed up to 800 new apartment and 
townhouse units together with a neighbourhood park. This original plan is shown in 
Attachment 7.  

 
A statutory Public Meeting was held to discuss the application on December 10, 

2018. At the meeting, concerns were raised by Council and the neighbourhood 
regarding a range of issues related to the proposed height and density on the site. 
Following the Public Meeting, the applicant reviewed public and agency comments 

and submitted a revised application on May 27, 2019.  
 

A second statutory Public Meeting was held on July 10, 2019, for a revised 
proposal, containing a total of 700 apartment and townhouse units together with a 
neighborhood park. This second plan is shown in Attachment 7.  

 
Following the Public Meeting, the applicant made revisions to the plan to address 

public and agency comments and submitted a revised plan and supporting 
information in October 2019. This plan is substantially the same as the plan that 
was reviewed in the second Public Meeting, with refinements to building setbacks, 

apartment building stepbacks which resulted in a plan with a total of 678 
townhouse and apartment units. The revised concept plan currently proposed is 

included in Attachment 7. 

Location 

The subject property is located at the south-west corner of Paisley Road and 
Whitelaw Road (see Attachment 1 - Location Map and Orthophoto). The portion of 
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the subject property within the City of Guelph is approximately 7 hectares in size, 

though it is part of a larger land parcel in the Township of Guelph-Eramosa. The 
subject site has a frontage of approximately 190 metres along Paisley Road within 

the City of Guelph and a frontage of approximately 480 metres along Whitelaw 
Road.  The site is currently vacant and a portion of it is used as agricultural land.  
 

Surrounding land uses include:  
 To the north: Paisley Road, beyond which are vacant commercial lands 

that are part of the Community Mixed Use Node; 
 To the south: single detached dwellings along Whitelaw and Shoemaker 

Crescent;  

 To the east: Whitelaw Road, beyond which are currently vacant lands 
zoned "General Residential Apartment" that are expected to be 

developed in the near future together with a small woodlot; and,  
 To the west: a wetland, woodlot and agricultural lands that are situated 

in the Township of Guelph-Eramosa.  

Existing Official Plan Land Use Designations and Policies 

The subject property is designated “Low Density Greenfield Residential” with a 

small portion of the westerly edge of the site designated as “Significant Natural 
Area” that is the edge of an adjacent wetland and woodlot to the west situated in 

the Township of Guelph-Eramosa. 
 
The northeast portion of the site, closest to the intersection of Paisley Road and 

Whitelaw Road is part of the Paisley/Imperial Community Mixed Use Node. The 
entire site is also designated as ‘Greenfield Area’ under the provincial Growth Plan.  

The applicable Official Plan land use designations are shown and described in 
Attachment 4. 
 

Proposed Official Plan Amendment 

The first application proposed an Official Plan Amendment to redesignate the lands 

to a site specific “High Density Residential” designation for all the proposed 
residential lands and an “Open Space and Parks” designation for the proposed park. 

 
The revised application proposes that the northerly third of the site be redesignated 
as “High Density Residential”, the middle portion of the site be redesignated as 

“Medium Density Residential” and the southerly portion of the site be designated as 
“Open Space and Parks”. 

 
Further details of the proposed Official Plan Amendment are included in Attachment 
2. 

Existing Zoning 

The subject property is currently zoned “Urban Reserve” (UR) along Whitelaw Road 

and the westerly portion of the site is zoned “Agriculture” (A) in the Township of 
Guelph-Eramosa Zoning By-law. The Urban Reserve Zone acts as a placeholder in 

an area requiring further study. It generally permits agriculture and conservation 
uses, though further development requires a rezoning. The Agriculture Zone 
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remains from when the City annexed this portion of the site from the Township of 

Guelph-Eramosa.  
 

The existing zoning is shown in Attachment 5.  

Description of Proposed Zoning By-law Amendment 

The applicant originally proposed to rezone the site to a “Specialized High Density 
Apartment” (R.4B-?) and “Neighbourhood Park” (P.2) Zone. The applicant proposed a 

number of specialized regulations to permit additional density and control height in the 
proposed R.4B-? Zone.  

The revised application from May 2019 proposed that the northerly portion of the site 
be rezoned to a “Specialized High Density Apartment” (R.4B-?) Zone, the central 

portion of the site be rezoned to a “Specialized General Apartment” (R.4A-?) Zone and 
the southerly portion of the site be rezoned to the “Neighbourhood Park” (P.2) Zone.  

Since the second Public Meeting on July 10, 2019, the applicant has worked with City 
staff to further refine the proposed zoning to better reflect the proposed site concept. 

This includes creating three separate zones for the residential portion of the site: 

 “Specialized High Density Apartment” (R.4B-22(H)) Zone on the north end of 
the site that is part of the Community Mixed Use Node; 

 “Specialized General Apartment” (R.4A-55(H)) Zone on the midrise apartments 
in the middle of the site; and  

 “Specialized Cluster Townhouse” (R.3A-66(H)) Zone on the southerly end of the 
residential portion of the site.  

The most southerly portion of the site is proposed to be zoned P.2 for the proposed 
Neighborhood Park, and a small sliver of land along the woodlot on the westerly side of 

the site is proposed to be rezoned to conservation lands to demarcate the edge of the 
buffer to the woodlot. A Holding Provision (H) is needed on the proposed residential 

zones to ensure that Whitelaw Road is redesigned and reconstructed prior to site 
development, and to ensure the future builder submits a detailed Energy Strategy 
Report to show how the proposed buildings will be designed and constructed in a 

manner that contributes to the City’s Community Energy Initiative.  

The details of the proposed zoning and specialized regulations are shown in Attachment 
3, with a map of the Proposed Zoning shown in Attachment 6. The Planning Analysis in 
Attachment 10 gives a detailed review of the proposed specialized regulations 

supported by staff.  

Proposed Development 

Originally the applicant proposed the site be developed in three distinct areas. The 
northern portion of the site closest to Paisley Road was proposed to have 5 apartment 
buildings, 8-10 storeys high with approximately 620 dwelling units. The middle portion 
of the site is proposed to be up to four storey high stacked townhouses and/or low rise 

apartment buildings. Two accesses to the residential portion of the site were proposed 
from Whitelaw Road with interior private road connections. A neighbourhood park 

approximately 1.2 hectares in size was proposed on the southern end of the site with 
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access to Whitelaw Road and running behind the single-detached dwellings on the west 

side of Whitelaw Road with a possible connection to the end of Shoemaker Crescent.  

The revised proposal from May 2019 maintained 3 distinct areas to the site. The 
northerly third of the site was proposed to be High Density Residential, with 4 
apartment buildings, 8 and 9 storeys in height, containing up to 492 residential units. 

The middle portion of the site was proposed to contain 2 six-storey apartment buildings 
containing 80 residential units total, together with 128 stacked, back-to-back 

townhouses. In total approximately 700 units were proposed. Three accesses to the 
site were shown, 2 from Whitelaw Road and a new access from Paisley Road on the 
north end of the site. The south end of the site still proposed a neighbourhood scale 

park which is 1.4 hectares in size.  

Following the 2nd statutory Public Meeting on July 10, 2019, staff worked with the 
applicant to further refine the concept plan’s details. On the north end of the site, in the 
High Density Residential Official Plan designation and R.4B-22 High Density Residential 

Apartment Zone, four apartment buildings are still proposed, with two buildings at 9 
storeys closest to the intersection of Paisley and Whitelaw and two buildings at 8 
storeys adjacent to Whitelaw Road and Paisley Road respectively, with a total of 445 

apartment units.  The buildings were refined with additional setbacks and stepbacks for 
the apartment buildings to ensure they met City angular plane requirements and did 

not cause any shadow impacts to the development proposed on the east side of 
Whitelaw Road.  

The middle portion of the site, in the Medium Density Residential Official Plan 
designation, has two zones proposed. First, a R.4A-55, a specialized General Apartment 

Zone with 2 five storey apartment buildings proposed, containing a total of 107 
apartment units. Immediately south of this zone is a R.3A-66, a specialized Cluster 
Townhouse Zone, where 126 stacked and stacked, back to back townhouses are 

proposed. Holding provisions are recommended on all the residential zones to require 
development to wait until Whitelaw Road has been redesigned and reconstructed and to 

ensure that the future builder of the site completes an Energy Strategy Report that will 
determine how the proposed site development and construction will contribute to 
meeting the goals of the Community Energy Initiative.  

The most southerly portion of the site, which has a frontage of approximately 70 
metres on Whitelaw Road and extends behind the existing single detached houses on 
the west side of Whitelaw Road and the north side of Shoemaker Crescent, is proposed 
to be redesignated to Open Space and Parks in the Official Plan. It is proposed to be 

rezoned to P.2 (Neighbourhood Park) to be a neighbourhood park approximately 1.4 
hectares in size. A public access trail is also proposed from the park along the westerly 

boundary of the development up to Paisley Road. A future trail connection could also be 
built from the proposed park south to Shoemaker Crescent; its design and location 
would be considered during a future City-led park design project.  

The original, revised and final proposed conceptual site plans are shown in Attachment 
7. A site perspective and a site cross-section of the proposed development are shown in 
Attachment 8. 
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Staff Review/Planning Analysis 

The staff review and planning analysis for this application is provided in Attachment 
10. The analysis addresses relevant planning considerations, including the issues 

and questions that were raised by Council and members of the public at the 
statutory Public Meetings held on December 10, 2018 and July 10, 2019. Final 
comments on the revised proposal from internal City departments and agencies are 

included in Attachment 11. The staff review and planning analysis addresses the 
following: 

 
 Evaluation of the proposal in accordance with the policies of the 2014 Provincial 

Policy Statement and A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (2019); 

 Evaluate how the application conforms to the Official Plan land use designations 

and policies including the proposed Official Plan Amendment; 
 Review of the proposed zoning and specialized site-specific provisions; 

 Review of impacts to the City’s Natural Heritage System; 
 Review of site servicing capacity and design; 
 Review of traffic and parking; 

 Review of the applications’ contribution to the City’s Affordable Housing Targets; 
 Confirm support for the 2019 Community Energy Initiative Update (CEI); and 

 Address all comments and issues raised during the public review of the 
applications. 

Staff Recommendation 

Planning staff are satisfied that the recommended Official Plan Amendment and 
Zoning By-law Amendment are consistent with the 2014 Provincial Policy Statement 

and conform to A Place to Grow: Growth Plan for the Greater Golden Horseshoe 
(2019). The proposed Official Plan and Zoning By-law amendments conform to the 

objectives and policies of the Official Plan and the specialized zoning regulations 
proposed are appropriate for the development of site in its surrounding context. 
Planning staff recommend that Council approve the Official Plan Amendment as 

proposed in Attachment 2 and the Zoning By-law Amendment subject to the draft 
zoning regulations as outlined in Attachment 3.  

Financial Implications 

Estimated Development Charges: $11,673,180 based on 2019 rates in effect at the 

time of writing this report. 
 
Estimated Annual Taxes: $2,324,000 based on 2019 City tax rate for 678 

apartment and townhouse units of varying size.  

Consultations 

The Notice of Complete Application was mailed on October 4, 2018 and Notice of 
Public Meeting was mailed on November, 2018 to local boards and agencies, City 
service areas and property owners within 120 metres of the subject lands. The 

Notice of Public Meeting was also advertised in the Guelph Mercury Tribune on 
November 15, 2019. Notice of the application has also been provided by signage on 

the property, which was installed on October 5, 2018. The statutory Public Meeting 
was held on December 10, 2018. 
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Following the Public Meeting, in May, 2019, the applicant made a formal 
resubmission to the City based on interim staff comments and public feedback. This 

material was circulated to the public and staff and agency reviewers on June 11, 
2019 together with a notice for the second Public Meeting, which was held on July 
10, 2019.  

 
On January 20, 2020, the Notice of Decision Meeting was sent to members of the 

public and parties that provided comments on the applications or requested to 
receive further notice. See Attachment 12 for a full consultation summary. 

Attachments 

Attachment-1  Location Map (120 metre circulation) and Orthophoto 
Attachment-2  Recommended Official Plan Amendment 

Attachment-3  Recommended Zoning Regulations and Conditions 
Attachment-4  Existing Official Plan Land Use Designations and Policies 
Attachment-5  Existing Zoning 

Attachment-6  Proposed Zoning  
Attachment-7  Original, Revised, and Final Recommended Proposed Concept Plans 

Attachment-8  Site Perspective and Site Cross-Section 
Attachment-9  Conceptual Rendering 
Attachment-10  Staff Review and Planning Analysis 

Attachment-11  Departmental and Agency Comments 
Attachment-12  Public Notification Summary 

Departmental Approval 

Not applicable 

Report Author 

Katie Nasswetter, M.Sc., MCIP, RPP 

Senior Development Planner 

Approved By 

Chris DeVriendt, MCIP, RPP 

Manager of Development Planning 
 

 

Approved By 

Todd Salter, MCIP, RPP 
General Manager 

Planning and Building Services 
Infrastructure, Development and 
Enterprise Services 

519-822-1260 extension 2395 
todd.salter@guelph.ca 

 

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 1:  

Location Map  
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Attachment 1 continued:  

Orthophoto   
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Attachment 2:  

Recommended Official Plan Amendment No. 71 

 

O.P.A. #71: 

The purpose of Official Plan Amendment #71 is to redesignate the property 

municipally known as 361 Whitelaw Road and legally described as Part of the NE 

Half of Lot 5, Concession 1, Division ‘B’ (Geographic Township of Guelph), City of 

Guelph, to the High Density Residential designation, the Medium Density 

Residential designation and the Parks and Open Space designation to permit a 

mixed density residential development and a neighbourhood park.  
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Attachment 2:  

Recommended Official Plan Amendment No. 71 

Proposed Mapping:  
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Attachment 3:  

Recommended Zoning Regulations and Conditions 

3A - Zoning Regulations: 
The following zones are proposed on the subject site as shown in the proposed 

zoning map in Attachment 6:  
 

Specialized R.4B-22(H) (High Density Residential Apartment) Zone 
 

Permitted Uses 

Despite Section 5.4.1.2., the following Uses shall be permitted 

 Apartment building 

 Cluster Townhouses attached to an Apartment Building 

 Accessory Uses in accordance with Section 4.23 

 Home Occupation in accordance with Section 4.19 

 

Regulations 

In accordance with Section 4 (General Provisions) and Section 5.4 and Table 5.4.2 
(Regulations Governing R.4 Zones) of Zoning By-law (1995)-14864, as amended, 

with the following exceptions: 
 
Maximum Building Height 

Notwithstanding Table 5.4.2. Row 10, the maximum building height within 120 

metres of the intersection along Paisley Road and 100 metres from the intersection 

along Whitelaw Road as measured along the streetline shall be 9 storeys and the 

maximum building height shall be 8 storeys at all other locations, and in accordance 

with Sections 4.16, 4.18.  

Maximum Front Yard and Exterior Side Yard 

Notwithstanding Table 5.4.2, Row 7, the maximum front or exterior side yard facing 

Paisley Road shall be 8 metres and the maximum front or exterior side yard facing 

Whitelaw Road shall be 20 metres.  

Minimum Rear Yard 

Notwithstanding Table 5.4.2, Row 9, the minimum rear yard shall be 14 meters, 

measured from the westerly property line.  

Minimum Side Yard 

Notwithstanding Table 5.4.2, Row 8, the minimum side yard shall be 3 metres.  

Minimum Distance between Buildings 

Notwithstanding Sections 5.4.2.2 and Table 5.4.2, Row 11, the minimum distance 

between apartment buildings shall be 15 metres. 
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Maximum Building Length  

The maximum length of an apartment building shall be 60 metres.  

Minimum Stepback of Upper Storeys of Apartment Buildings  

The upper storeys of an apartment building shall have additional minimum 

stepbacks as follows: 

a) The adjacent wall of any apartment building facing the Landscaped Site 

Gateway area as set out in Section xx of this bylaw, shall be stepped back 

an additional 3.0 metres above the fourth floor, and a further 3.0 metres 

above the seventh floor. 

b) The adjacent wall of any apartment building facing Whitelaw Road shall be 

stepped back an additional 1.5 metres above the fourth floor, and a further 

1.5 metres above the seventh floor. 

c) The adjacent wall of any apartment building facing Paisley Road shall be 

stepped back an additional 1.5 metres above the fourth floor, and a further 

3.0 metres above the seventh floor.  

Minimum Landscaped Site Gateway 

That the area within 30 metres of the intersection along Whitelaw Road and within 

50 metres of  the intersection along Paisley Road as measured along the streetline 

shall be used only for gateway, entryway, and landscaping purposes, acting as the 

“Landscaped Site Gateway”. 

Minimum Off-Street Parking  

Notwithstanding Section 4.13 and Table 5.4.2, Row 14, the minimum required 

parking for apartments shall be 1.0 parking space per unit plus 0.1 spaces per unit 

for visitor parking. No additional parking spaces above the minimum shall be 

permitted unless such parking is located in a parking structure. 

Off-Street Parking Location 

A maximum of 10% of the parking may be permitted at grade, in surface parking 

areas.  

Minimum Parking Space Dimensions 

Notwithstanding Section 4.13.3.2.2, the minimum parking space dimensions for at 

grade and below grade spaces shall be 2.75 metres by 5.5 metres. 

Holding Provision 

Purpose: To ensure that development of the subject lands does not proceed until the 

following conditions have been met to the satisfaction of the City related to the 

subject development:  

Conditions:  
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1. The completion of the design and reconstruction of Whitelaw Road including 

but not be limited to vertical grade changes, curb/gutter, boulevard, 
municipal services and sidewalk. 

2. That the Owner complete an Energy Strategy Report that shows how the 

proposed development addresses the City’s Community Energy Initiative, to 

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

 

R.4A-55(H) (Specialized Apartment Zone) with a Holding Provision 
Permitted Uses 

Despite Section 5.4.1.2., the following Uses shall be permitted 

 Apartment building 

 Cluster Townhouse in accordance with Section 5.3, and Section (Specialized 

Townhouse R.3A-66 Regulations) of this bylaw. 

 Stacked Townhouse in accordance with Section 5.3, and Section (Specialized 

Townhouse R.3A-66 Regulations) of this bylaw. 

 Back to Back Townhouse in accordance with Section 5.3, and Section 

(Specialized Townhouse R.3A-66 Regulations) of this bylaw. 

 Stacked Back to Back Townhouse in accordance with Section 5.3, and Section 

(Specialized Townhouse R.3A-66 Regulations) of this bylaw 

 Home Occupation in accordance with Section 4.19 

 Accessory Uses in accordance with Section 4.23 

The following definitions shall apply in the R.4A-55 Zone: 

“Back-to-Back Townhouse”: means a Building where each Dwelling Unit is divided 

vertically by common walls, including a common rear wall and common side wall, 

and has an independent entrance to the Dwelling Unit from the outside accessed 

through the Front Yard, Side Yard or Exterior Side Yard and does not have a Rear 

Yard. 

“Stacked Back-to-Back Townhouse”: means a Building where each Dwelling Unit is 

divided vertically by common walls, including a common rear wall and common side 

wall, and stacked vertically, one unit over another. Each unit has an independent 

entrance to the Dwelling Unit from the outside accessed through the Front Yard, 

Side Yard or Exterior Side Yard and does not have a Rear Yard. 

Regulations 

Maximum Building Height 

Notwithstanding Table 5.4.2 Row 10, the maximum height for apartment buildings 

shall be 6 storeys. 

Maximum Building Length  

Page 97 of 181



Page 15 of 97 

 

The maximum length of an apartment building shall be 60 metres. 

Minimum Stepback of Upper Storeys of Apartment Buildings  

The adjacent wall of any apartment building facing Whitelaw Road shall be stepped 

back an additional 1.5 metres above the fourth floor. 

Minimum Distance between Buildings 

Notwithstanding Sections 5.4.2.2 and Table 5.4.2, Row 11, the minimum distance 

between apartment buildings shall be 15 metres, and a minimum distance of 10 

metres shall be required between any apartment building and townhouse building. 

Minimum Off-Street Parking  

Notwithstanding Section 4.13 and Table 5.4.2, Row 14, the minimum required 

parking for apartment units shall be 1.0 parking space per unit plus 0.1 spaces per 

unit for visitor parking. No additional parking spaces above the minimum shall be 

permitted unless such parking is located in a parking structure. 

Notwithstanding Section 4.13 and Table 5.3.2, Row 16, the minimum required 

parking for townhouse units shall be 1.0 parking space per unit plus 0.2 spaces per 

unit for visitor parking.  

Off-Street Parking Location 

A maximum of 10% of required parking for apartment units may be permitted at 

grade, in surface parking areas.  

Minimum Parking Space Dimensions 

Notwithstanding Section 4.13.3.2.2, the minimum parking space dimensions for at 

grade and below grade spaces shall be 2.75 metres by 5.5 metres. 

Maximum Front Yard 

The maximum front yard for buildings located adjacent to Whitelaw Road shall be 6 

metres. 
 
Minimum Rear Yard 

Notwithstanding Table 5.4.2, Row 9, the minimum rear yard shall be 10 metres, 

measured from the westerly property line. 

Minimum Side Yard 

Notwithstanding Table 5.4.2, Row 8, the minimum side yard shall be 3 metres. 

Holding Provision 

Purpose: To ensure that development of the subject lands does not proceed until the 

following conditions have been met to the satisfaction of the City related to the 

subject development:  

Conditions:  
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1. The completion of the design and reconstruction of Whitelaw Road including 

but not be limited to vertical grade changes, curb/gutter, boulevard, 
municipal services and sidewalk. 

2. That the Owner complete an Energy Strategy Report that shows how the 
proposed development addresses the City’s Community Energy Initiative, to 
the satisfaction of the General Manager of Planning and Building Services. 

 

R.3A-66(H) (Specialized Cluster Townhouse Zone) with a Holding Provision 
 

Permitted Uses 

Notwithstanding 5.3.1.1, the following Uses shall be permitted: 

 Cluster Townhouse 

 Stacked Townhouse 

 Back to Back Townhouse 

 Stacked Back to Back Townhouse 

 Home Occupation in accordance with Section 4.19 

 Accessory Uses in accordance with Section 4.23 

The following definitions shall apply in the R.3A-66 Zone: 

“Back-to-Back Townhouse”: means a Building where each Dwelling Unit is divided 

vertically by common walls, including a common rear wall and common side wall, 

and has an independent entrance to the Dwelling Unit from the outside accessed 

through the Front Yard, Side Yard or Exterior Side Yard and does not have a Rear 

Yard. 

“Stacked Back-to-Back Townhouse”: means a Building where each Dwelling Unit is 

divided vertically by common walls, including a common rear wall and common side 

wall, and stacked vertically, one unit over another. Each unit has an independent 

entrance to the Dwelling Unit from the outside accessed through the Front Yard, 

Side Yard or Exterior Side Yard and does not have a Rear Yard. 

Regulations 

Maximum Density 

Notwithstanding 5.3.2.6 and Table 5.3.2 Row 20, the maximum density for all 

permitted Townhouses shall be a total of 80 units per hectare.   

Minimum Lot Area per Dwelling Unit 

Notwithstanding Table 5.3.2 Row 3, minimum lot area per dwelling unit shall be 120 

square metres. 

Maximum Building Height 
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Notwithstanding Table 5.3.2 Row 9, maximum building height shall be 4.0 storeys, 

and in accordance with Section 4.16 and 4.18 

Maximum Building Length 

The maximum building length for all types of Townhouse blocks shall be 56 metres.  

Minimum Distance between Buildings  

Notwithstanding 5.3.2.3 and Table 5.3.2, Row 10 Minimum distance between 

Townhouse buildings shall be 5 metres, and 10 metres between any Apartment 

building and Townhouse building.  

Maximum Front Yard 

The maximum front yard setback for buildings located adjacent to Whitelaw Road 

shall be 6 metres. 

Minimum Rear Yard 

Notwithstanding Section 5.3.2.2 and Table 5.3.2, Row 10, the minimum rear yard 

shall be 10 metres, measured from the westerly property line.  

Minimum Side Yard 

Notwithstanding Table 5.4.2, Row 8, the minimum side yard shall be 3 metres. 

Minimum Off-Street Parking  

Notwithstanding Section 4.13 and Table 5.3.2 Row 16, the minimum required 

parking for shall be 1.0 parking spaces per unit plus 0.2 spaces per unit for visitor 

parking.  

Minimum Unit Width 

The minimum unit width for a Back to Back Stacked Townhouse unit with an 

integrated attached Garage is 7 metres.  

Holding Provision 

Purpose: To ensure that development of the subject lands does not proceed until the 

following conditions have been met to the satisfaction of the City related to the 

subject development:  

Conditions:  

1. The completion of the design and reconstruction of Whitelaw Road including 

but not be limited to vertical grade changes, curb/gutter, boulevard, 
municipal services and sidewalk. 

2. That the Owner complete an Energy Strategy Report that shows how the 
proposed development addresses the City’s Community Energy Initiative, to 
the satisfaction of the General Manager of Planning and Building Services. 
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P.1 (Conservation Lands) Zone  
In accordance with Section 9 of Zoning By-law Number (1995)-14864 
 

P.2 (Neighbourhood Park) Zone  
In accordance with Section 9 of Zoning By-law Number (1995)-14864 
 
 

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 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, 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. 

a. Further, the Owner commits and agrees that the details of the layout and 
design for the development of the subject lands shall be generally in 

conformance with the final development concept plan attached in 
Attachment 7 of the February 10, 2020 Planning Recommendation Report 

IDE-2020-13; 

2. A pedestrian level wind study will be required for all buildings six storeys in 
height and higher, with a terms of reference first approved by the General 

Manager of Planning and Building in accordance with the City’s Pedestrian Level 
Wind Studies Terms of Reference.  

3B: Proposed Conditions of Site Plan Approval continued 

3. Prior to the issuance of site plan approval, the Owner shall provide the City with 
written confirmation that the building(s) on the subject site will be constructed 

to a standard that implements the energy efficiency measures in the approved 
“Energy Strategy Report” for the subject site to support the Community Energy 

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

4. The Owner 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 Developer/Landowner.  

5. Prior to site plan approval and prior to any construction or grading on the lands, 
the Owner shall provide to the City, to the satisfaction of the General 

Manager/City Engineer, any of the following studies, plans and reports that may 
be requested by the General Manager/City Engineer: 

a. 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 
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maintenance program for the stormwater management facility to be 

submitted; 

b. Noise Report shall be submitted and shall be completed in accordance 

with the City’s noise guidelines. 

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

d. 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; 

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

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

6. The Owner 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 a) to 5 f) 

inclusive.  

7. The Owner 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. Prior to any construction or grading on the lands, the Owner 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 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. 

3B: Proposed Conditions of Site Plan Approval continued 

9. The Owner 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.The Owner 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. 

11.The Owner 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 shall pay to the City, the estimated cost as determined by the General 
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Manager/City Engineer of the construction of the new driveway entrances and 

required curb cut and/or curb fill. 

12.The Owner 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 shall pay to the City the estimated cost of the 

construction of municipal services as determined by the General Manager/City 
Engineer. 

13.The Owner 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.The Owner 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.The Owner shall ensure that any private water supply wells, boreholes, 
monitoring wells and septic systems are decommissioned in accordance with O. 

Reg. 903.  

16.The Owner 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.The Owner 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.The Owner 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.  

3B: Proposed Conditions of Site Plan Approval continued 

19.The Owner 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.The Owner 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.  

21.The Owner shall obtain approval of the General Manager/City Engineer with 

respect to the availability of adequate water supply and sewage treatment 
capacity. 
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22.The Owner shall submit a Noise impact study report in accordance with Guelph 

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

23.The Owner 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 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 

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

24.The Owner 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.” 

3B: Proposed Conditions of Site Plan Approval continued 

25.The Owner 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.The Owner 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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27.The Owner 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.The Owner to 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.The Owner agrees to provide assurance of proper operation and maintenance of 
the infiltration galleries through site plan agreement and condominium 

declaration. 

30.The Owner 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.All applications for a building permit shall be accompanied by a plot plan that 

shows that the proposed building, grading and drainage is in conformance with 
the approved overall site drainage and grading plan. 

32.The Owner 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 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 shall pay 
the engineering on-site works inspection fee to the satisfaction of the City. 

 

3B: Proposed Conditions of Site Plan Approval continued 

33.The owner shall incorporate transportation demand management measures that 
will ensure on-site parking is utilized to its maximum efficiency. 

34.The owner shall include a City “Gateway Feature” near the westerly boundary of 

the site along Paisley Road, to identify the entrance into the City, to the 
satisfaction of the General Manager of Planning and Building Services.  

35.The Developer shall dedicate the lands identified as a neighbourhood park in the 
final site concept in Attachment 8 of Report IDE 2020-13 for park purposes to 

the satisfaction of the City, pursuant to s. 42 of the Planning Act and in 
accordance to the City’s Parkland Dedication By-law (2019)-20366 as amended 
by (2019)-20380 or any successor thereof, prior to site plan approval. 

36.The Developer shall be responsible for the cost of design and development of 
the Basic Park Development as per the City of Guelph current “Specifications for 

Parkland Development”, which includes clearing, grubbing, topsoiling, grading, 
sodding and any required servicing including water, storm, sanitary and hydro 
for any phase containing a Park block to the satisfaction of the Deputy CAO of 

Public Services. The Developer shall provide the City with cash or letter of credit 
to cover the City approved estimate for the cost of development of the Basic 
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Park Development for the Park Block to the satisfaction of the Deputy CAO of 

Public Services.  

37.The Developer shall be responsible for the cost of design and development of 

the demarcation of all lands conveyed to 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 

the warrantee period completed by an Ontario Association of Landscape 
Architect (OALA) member for approval to the satisfaction of the Deputy CAO of 

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

Services.  

38.The Developer shall be responsible for the cost of design and construction of the 

Pedestrian Trail System for the trail as per City’s current trail standards as 
outlined in the Local Service Policy under City’s Development Charges Bylaw, to 
the satisfaction of the Deputy CAO of Public Services. This shall include 

obtaining any required permits, submitting drawings for approval, identifying the 
trail system and trail design details. This shall include the submission of 

drawings completed by Ontario Association of Landscape Architects (OALA) full 
member with seal for approval to the satisfaction of the Deputy CAO of Public 
Services. The Developer shall provide the City with cash or letter of credit to 

cover the City approved estimate for the cost of the ‘trail development’ to the 
satisfaction of the Deputy CAO of Public Services. 

39.The Developer shall be responsible for the cost of design and implementation of 
the Open Space Works and Restoration in accordance with the “Environmental 
Implementation Report” to the satisfaction of the Deputy CAO of Public Services. 

This shall include the submission of drawings and the administration of the 
construction contract up to the end of the warrantee period completed by an 

Ontario Association of Landscape Architects (OALA) member for approval to the 
satisfaction of the Deputy CAO of Public Services. The Developer shall provide 
the City with cash or letter of credit to cover the City approved estimate for the 

cost of the Open Space works and restoration for the City lands to the 
satisfaction of the Deputy CAO of Public Services.  

3B: Proposed Conditions of Site Plan Approval continued 

40.The Developer shall provide The City with a digital file in either AutoCAD - DWG 

format or DXF format containing the following final approved information: parcel 
fabric, development layout and park design, grades/contours and landscaping.  

41.Prior to grading and site alteration, the Developer shall prepare an 

Environmental Implementation Report (EIR) based on terms of reference 
approved by the City and Grand River Conservation Authority (GRCA). The EIR 

will provide details with respect to: 

a. stormwater management and monthly wetland water balance mitigation; 

b. on-going shallow groundwater monitoring in the vicinity of the wetland and a 

related monitoring program pre and post development; and 

c. any other information required to address the Grand River Conservation 

Authority comments from their letter dated July 3, 2019. 
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42.The Developer shall complete a Tree Inventory, Preservation and Compensation 

Plan, satisfactory to the General Manager of Planning Services and in accordance 
with the City of Guelph Private Tree Protection By-law (2010)-19058 prior to any 

grading, tree removal or construction on the site. 

43.The Developer will undertake on-going shallow groundwater monitoring in the 
vicinity of the wetland until shallow groundwater monitoring commences as part 

of the post-construction monitoring program. 

44.The Developer shall implement all recommendations of the EIR to the 

satisfaction of the City and GRCA. 

45.Prior to Site Plan Approval, the Developer shall prepare an Environmental 
Implementation Report (EIR) Addendum based on terms of reference approved 

by the City and Grand River Conservation Authority (GRCA). The EIR Addendum 
will provide details with respect to: 

a. design details regarding servicing; 

b. detailed tree management plans including a Landscaping, Replanting and 
Replacement Plan and detailed landscape plans (by an accredited 

landscape architect); 

c. detailed habitat management plans including invasive species 

management, buffer enhancement/design and mitigation plans for wildlife 
habitat; 

d. education and stewardship information and signage; 

e. detailed mitigation plans to support the trail and detailed trail design 
(including any retaining walls and grading needed to accommodate the 

trail); 

3B: Proposed Conditions of Site Plan Approval continued 

f. a salt management plan; 

g. an ecological monitoring program that includes pre- and post-
development monitoring, baseline data, identifies thresholds and 

associated measures; grading, drainage and erosion and sediment control 
plans; 

h. any other information required to implement recommendations from the 

Environmental Impact Study (Natural Resource Solutions Inc. August 
2018), Paisley Park Tree Inventory and Preservation Plan (Natural 

Resource Solutions Inc. May 2019), Paisley Park Environmental Impact 
Study – Addendum Letter: Impact Assessment on Hydrologic Function of 

the Wetland (Natural Resource Solutions Inc. May 29, 2019) and Paisley 
Park Environmental Impact Study – Addendum Letter 2: Impact 
Assessment on Hydrologic Function of the Wetland (Natural Resource 

Solutions Inc. October 2, 2019); and 

i. any other information required to address the Grand River Conservation 

Authority comments from their letter dated July 3, 2019. 

46.The Developer will undertake a post-development monitoring program as 
detailed in the EIR Addendum, including continuation of on-going shallow 
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groundwater monitoring, to the satisfaction of the General Manager of Planning 

and Building Services. 

47.The Developer shall implement all recommendations of the EIR and EIR 

Addendum to the satisfaction of the City and GRCA. 

48.Prior to Site Plan Approval or Site Plan Agreement, the Developer shall pay to 
the City, the total cost of reproduction and distribution of the Guelph Residents 

Environmental Handbook, to all future residents within the plan, with such 
payment based on a cost of one handbook per residential dwelling unit as 

determined by the City. 

49.Prior to Site Plan Approval or Site Plan Agreement, the 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. 

50.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, known 

as the Waste Management By-law. Further, the Owner 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. 
 

51.The Owner shall pay to the City, as determined applicable by the Chief Financial 
Officer/City Treasurer, development charges and education development 

charges, in accordance with the City of Guelph Development Charges By-law 
(2009)-18729, 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 any building permits, at the rate in effect at the 
time of the issuance of a building permit.  

3B: Proposed Conditions of Site Plan Approval continued 

52.That the 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.  

53.That the 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.  

54.That the 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 that students may be directed 
to schools outside the neighbourhood.  

55.That the developer agrees in the site plan agreement/condominium declaration 
to advise purchasers of residential units and/or renters of same, by inserting the 
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following clause in all offers of Purchase and Sale/Lease, until such time a 

permanent school is assigned:  

“Whereas the Upper Grand District School Board has designated this site as a 

Development Area for the purposes of school accommodation, and despite the 
best efforts of the Upper Grand District School Board, sufficient accommodations 
may not be available for all students anticipated from the area, you are hereby 

notified that students may be accommodated in temporary facilities and/or 
bussed to a school outside the area, and further, that students may in future 

have to be transferred to another school.”   

56.That the developer shall agree in the site plan agreement/condominium 
declaration to advise all purchasers or 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 (STWDSTS), 
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.” 

57.The Owner 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. 

58.The Owner 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. 
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Attachment 4:  

Existing Official Plan Land Use Designations and Policies 
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Attachment 4 (continued):  

Official Plan Land Use Designations and Policies 

 

9.3.1 General Policies  

9.3.1.1 Development Criteria for Multi-Unit Residential Buildings and 

Intensification Proposals  
 
The following criteria will be used to assess development proposals for multi-unit 
residential development within all residential designations and for intensification 

proposals within existing residential neighbourhoods. These criteria are to be 
applied in conjunction with the applicable Urban Design policies of this Plan.  

 

1. Building form, scale, height, setbacks, massing, appearance and siting are 
compatible in design, character and orientation with buildings in the immediate 

vicinity.  

2. Proposals for residential lot infill will be compatible with the general frontage of 

lots in the immediate vicinity.  

3. The residential development can be adequately served by local convenience and 

neighbourhood shopping facilities, schools, trails, parks, recreation facilities and 
public transit.  

4. Vehicular traffic generated from the proposed development will not have an 

unacceptable impact on the planned function of the adjacent roads and 
intersections.  

5. Vehicular access, parking and circulation can be adequately provided and 
impacts mitigated. 

6. That adequate municipal infrastructure, services and amenity areas for residents 

can be provided.  

7. Surface parking and driveways shall be minimized.  

8. Development shall extend, establish or reinforce a publicly accessible street grid 
network to ensure appropriate connectivity for pedestrians, cyclist and vehicular 
traffic, where applicable.  

9. Impacts on adjacent properties are minimized in relation to grading, drainage, 
location of service areas and microclimatic conditions, such as wind and 

shadowing.  

10.The development addresses public safety, identified public views and 
accessibility to open space, parks, trails and the Natural Heritage System, where 

applicable.  

11.The conservation and integration of cultural heritage resources, including 

identified key public views can be achieved subject to the provisions of the 
Cultural Heritage Resources Section of this Plan. 
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Attachment 4 (continued):  

Official Plan Land Use Designations and Policies 

9.3.5 High Density Residential  

The predominant use of land within the High Density Residential Designation shall 
be high density multiple unit residential building forms.  

Permitted Uses 

1. The following uses may be permitted subject to the applicable provisions of this 
Plan: 

a. multiple unit residential buildings generally in the form of apartments.  

Height and Density  

The minimum height is three (3) storeys and the maximum height is ten (10) 
storeys 

The maximum net density is 150 units per hectare and not less than a minimum 
net density of 100 units per hectare.  

Increased height and density may be permitted in accordance with the Height and 
Density Bonus policies of this Plan. 

 

9.3.4 Medium Density Residential  

The use of land within the Medium Density Residential Designation will be medium 

density housing forms. 
 

Permitted Uses  

1. The following uses may be permitted subject to the applicable provisions of this 
Plan:  

b. multiple unit residential buildings, such as townhouses and apartments.  
 

Height and Density  

The minimum height is two (2) storeys and the maximum height is six (6) storeys.  

The maximum net density is 100 units per hectare and not less than a minimum 
net density of 35 units per hectare.  

Increased height and density may be permitted in accordance with the Height and 

Density Bonus policies of this Plan. 
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9.7 Open Space and Parks  

Open space and parks provide health, environmental, aesthetic and economic 
benefits that are important elements for a good quality of life. Lands designated 

Open Space and Parks are public or private areas where the predominant use or 
function is active or passive recreational activities, conservation management and 
other open space uses. 

Objectives 

To develop a balanced distribution of open space, active and passive parkland 
and recreation facilities that meet the needs of all residents and are 
conveniently located, accessible and safe. 

To co-operate and partner with other public, quasi-public and private 
organizations in the provision of open space, trails and parks to maximize 

benefits to the community. 
To assist in protecting the City’s urban forests, the Natural Heritage System and 

cultural heritage resources. 

Policies 

1. Where any land designated Open Space and Parks is under private ownership, 
this Plan does not imply that such land is open to the general public or that the 

land will be purchased by the City or any other public agency. 

2. Where lands designated Open Space and Parks are in private ownership and a 
development application is made requesting a change to a land use other than 
Open Space and Parks, due consideration shall be given by Council to the 

following: 

a. Council will consider the acquisition of the subject lands, having regard for the 

following: 
a) the provision of adequate open space, parks and recreational areas, 

particularly in the vicinity of the subject lands; 

b) the existence of cultural heritage resources or natural heritage features on 
the site; 

c) the recreational service that is provided by the existing use and the benefits 
and costs accruing to the City through the public acquisition of the property; 

d) the possibility of any other government agency purchasing or sharing in the 

purchase of the subject lands; and 
e) the ability of the City to purchase the lands and the priority of the lands in 

relation to the City's overall open space and parks acquisition plan. 
b. If acquisition of lands is not deemed appropriate, Council shall consider other 

arrangements to retain the lands in an Open Space and Parks designation by 
such means as management agreements or easements, where applicable. 

Where the City or any other government agency does not wish to purchase the 
subject lands, and suitable alternative arrangements to secure the lands in an 
Open Space and Parks designation have not been derived, due consideration 

shall be given by Council to amending the Official Plan. When considering such 
amendments, the City may require a comprehensive study be conducted to 
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determine the most desirable function and use of the lands. In spite of the 

above, there is no public obligation either to redesignate or purchase any areas 
designated Open Space and Parks. 

When developing major recreation facilities such as indoor swimming pools, arenas 
or major parks or open space areas, consideration shall be given to locating 

such facilities in association with major community shopping, educational or 
cultural facilities. 

Where appropriate, the City may implement practices that naturalize portions of 
City parks and incorporate indigenous vegetation. 

Permitted Uses 

The following uses may be permitted in the Open Space and Parks designation, 
subject to the applicable provisions of this Plan: 

a. public and private recreational uses and facilities;  
b. parks;  
c. golf courses;  

d. conservation lands; 
e. cemeteries; and  

f. complementary uses. 
Complementary uses are uses that are normally associated with the main 
recreational use, are compatible with, and do not detract from or restrict, the 

primary function of the Open Space and Parks designation. Such complementary 
uses may include, but are not necessarily restricted to horticulture, restaurants, 

club houses, pro shops, public halls and other accessory buildings. 
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Attachment 5:  

Existing Zoning 

   

Page 115 of 181



Page 33 of 97 

 

Attachment 6:  

Proposed Zoning and Details 
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Attachment 6 (continued):  

Proposed Zoning and Details 
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Attachment 6 (continued):  

Proposed Zoning and Details 
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Attachment 6 (continued):  

Proposed Zoning and Details 

 

  

Page 119 of 181



Page 37 of 97 

 

Attachment 6 (continued):  

Proposed Zoning and Details 
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Attachment 6 (continued):  

Proposed Zoning and Details 
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Attachment 6 (continued):  

Proposed Zoning and Details 
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Attachment 7:  

Original Site Concept Plan (August 2018) 
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Attachment 7:  

First Revised Site Concept Plan (May 2019) 
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Attachment 7:  

Recommended Proposed Site Concept Plan (December 2019)  
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Attachment 7:  

Recommended Proposed Site Concept Plan (December 2019)  

 
Detail of the Proposed High Density Residential OP Designation and R.4B-22 Zone: 
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Attachment 7:  

Recommended Proposed Site Concept Plan (December 2019)  

 
Detail of Proposed Medium Density Residential OP Designation and R.4A-55 and 
R.3A-66 Zones: 
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Attachment 7:  

Recommended Proposed Site Concept Plan (December 2019)  

 
Detail of Proposed Open Space and Parks OP Designation and P.2 Zone:  
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Attachment 8:  

Conceptual Site Perspective (Aerial View from Paisley Road) 

 

 

  

Page 129 of 181



Page 47 of 97 

 

Attachment 8:  

Cross-Section Comparing Height and Grade to Neighbouring Sites along Paisley Road 

 

 
 

Detail Comparing Height and Grade across Whitelaw Road (close up of area highlighted in red above):  
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Attachment 10:  

Staff Review and Planning Analysis 

 

2014 Provincial Policy Statement  
The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of 
provincial interest related to land use planning and development. It is issued under 
the authority of Section 3 of the Planning Act.  As per section 4.2 of the PPS, all 

planning decisions shall be consistent with the PPS. 
 

Managing and Directing Land Use 
Policy Section 1.0 – Building Strong Healthy Communities speaks to efficient land 
use and development patterns to 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 sustaining healthy, liveable and safe communities. 
This is achieved in part by promoting efficient development and land use patterns 

with an appropriate range and mix of residential, employment and other uses to 
meet long term needs [1.1.1 a), b)]. Also, development must avoid land use 
patterns that may cause environmental and public health and safety concerns, as 

well as be cost-effective, efficiently using land and ensuring that the necessary 
infrastructure is in place to meet the projected needs [1.1.1 c), e), g)]. 

Development and land use patterns that conserve biodiversity and considers the 
impacts of climate change is to be promoted [1.1.1 h)]. 
 

Policy 1.1.3 requires development in settlement areas such as the City of Guelph to 
use land and resources wisely, considering opportunities for intensification and 

redevelopment as well as overall regeneration. Specifically, densities are to be 
appropriate for and efficiently utilize the infrastructure and public service facilities 
that are planned or available. In addition, land use and development patterns in 

settlement areas are to be transit supportive and take into account existing building 
stock [1.1.3.1, 1.1.3.2 a), b), and 1.1.3.3].  

 
Appropriate development standards are to be promoted that facilitate intensification 
and an overall compact built form, while mitigating risks to public health and safety 

[1.1.3.4].  
 

Housing 
For residential development, an appropriate range and mix of housing types and 
densities must be provided to meet projected requirements. This is to be achieved 

by promoting and facilitating redevelopment and all forms of intensification at 
appropriate and efficient densities given the area’s context, and directing new 
housing to locations where appropriate levels of infrastructure and public services 

are and will be available to support anticipated needs [1.4.3 b), c), d)].  
Section 9.3.1.1 of the Official Plan contains development standards for 

intensification, which will be discussed later in this analysis, together with City 
Urban Design guidelines that work together to ensure appropriate standards for 
development.  
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Sewage, Water and Stormwater 
Section 1.6.6 of the PPS outlines policies for planning for sewage, water and 
stormwater services. The proposed development will be on full municipal services 

and Engineering staff have confirmed that adequate capacity is available to service 
the proposed development [1.6.6.2] (See Engineering staff comments in 
Attachment 11). 

 

Natural Heritage 
Natural heritage features, which are identified in 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 applicant has completed detailed stormwater, 
environmental impact and and hydrogeological studies which has been reviewed by 

City environmental planning staff. Staff are satisfied that there will be no negative 
impact on the adjacent NHS. 

 
In Planning staff’s opinion, the proposed 678 residential development on the 
subject lands is consistent with the policies of the PPS. The proposal will develop 

lands partly within and adjacent to a Mixed Use Node with available services and 
transit and further add to the range and choice of housing options in the area. The 

residential development is compatible with the existing surrounding commercial and 
apartment zoned lands and a park is proposed to be located between the 
development and existing single detached dwellings. Adequate water and sanitary 

sewer capacity is available to service the development, and overall the proposed 
development will efficiently use existing infrastructure. The development will 

incorporate a stormwater management strategy that will have no negative impact 
on the adjacent natural heritage feature. 
 

As the City’s Official Plan is to be the main instrument for implementation of the 
PPS in Guelph [4.7], a more detailed review on how the proposed Official Plan 

amendment and Zoning By-law amendment are consistent with the above PPS 
policies as well as policies in the City’s Official Plan will be outlined later in this 
analysis. 

 

Provincial Growth Plan for the Greater Golden Horseshoe (A Place to 
Grow)  
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 policy direction on matters of provincial interest, the 
Growth Plan provides more specific policy direction for development within the 

Greater Golden Horseshoe area. 
 

The current Growth Plan came into effect on May 16, 2019 and applies to any 
decisions on planning matters made on or after this date. The Growth Plan builds 
on other provincial initiatives and policies and provides a framework to manage and 
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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.  
 
Specifically applicable to this site are Section 2.2.1 of the Growth Plan, which 

focuses on managing growth and the achievement of complete communities, 
together with Section 2.2.6 on housing and Section 2.2.7 regarding Designated 

Greenfield Areas (DGAs). These sections contain policies related to intensification, 
the creation of complete communities and efficient use of public services. 
 

In Planning staff’s opinion, the proposed Official Plan and Zoning By-law 
amendments conform to the policies within these sections. The subject lands are 

located within the City’s DGA, where the minimum density is required to be 50 
people and jobs per hectare. The residential development portion of the site is 
proposed to have an overall density of 121 units per hectare, which will contribute 

to the City’s greenfield density target and creates a compact and efficient urban 
form. The site contributes to the creation of complete communities by providing a 

mix of housing types, townhouses and apartments, together with a neighbourhood 
park and trail, partly within and adjacent to a mixed use commercial node with 
convenient and walkable access to local stores, services and public service facilities, 

as well as transit. The proposed development further contributes to the mix of land 
uses in the surrounding area and the location and site density will make efficient 

use of existing municipal infrastructure and public services. For these reasons, 
Planning staff are of the opinion that the proposed Official Plan Amendment and 
Zoning By-law Amendment are consistent with and conform to A Place to Grow: 

Growth Plan for the Greater Golden Horseshoe. 
  

Official Plan  
The subject lands are designated “Low Density Greenfield Residential” with a small 

portion of the westerly edge of the site designated as “Significant Natural Area” that 
is the edge of the buffer to an adjacent wetland and woodlot to the west situated in 
the Township of Guelph-Eramosa. The northeast portion of the site, closest to the 

intersection of Paisley Road and Whitelaw Road is part of the Paisley/Imperial 
Community Mixed Use Node (see Attachment 4 for more information).  

 
The applicant has proposed to change the Official Plan Designation on the site from 
the “Low Density Greenfield Residential” to “High Density Residential” on the 

northerly portion of the site, “Medium Density Residential” on the middle portion of 
the site, and “Open Space and Parks” on the southerly portion of the site, as shown 

in the proposed Official Plan map in Attachment 2. The small westerly portion of the 
site designated as Natural Heritage feature is proposed to remain, though the exact 

boundary of this portion has shifted slightly based on technical information provided 
in the Environmental Impact Study that reflects the actual buffer to the natural 
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heritage feature. The proposal meets the criteria of the individual designations as 

follows:  
 

Proposed High Density Residential Designation 
The High Density Residential Designation is meant to be predominantly high density 
apartment buildings. The net density of development in this designation should be 
between 100 and 150 units per hectare, together with a height range of between 3 

and 10 storeys.  
 

The applicant has proposed a total of 445 apartment units in the High Density 
Residential designation with a density of 150 units per hectare. Four apartment 
buildings are proposed in this designation. The two closest to the intersection of 

Whitelaw Road and Paisley Road are both proposed to be 9 storeys in height and 
contain 120 apartment units each. The two further from the intersection, along 

Paisley Road and Whitelaw Road respectively, are proposed to be 8 storeys high 
and contain 102 and 103 units respectively.  
 

Proposed Medium Density Residential Designation 
The Medium Density Residential land use designation permits multiple unit 
residential buildings such as townhouses and apartments. The net density of 

development within the “Medium Density Residential” designation is to be between 
35 units per hectare and 100 units per hectare. The height of multiple unit 

residential buildings is to be between two (2) and six (6) stories.  
 
The applicant has proposed a total of 233 residential units in this designation with a 

density of 88 units per hectare (based on an area of 2.644 ha). The two proposed 
apartment buildings in this designation are 5 storeys high and contain a total of 107 

units. Also within the Medium Density Residential designation, the applicant has 
proposed 96 stacked, back-to-back townhouses and 30 stacked townhouses, each a 
maximum of four storeys high.  

 

Proposed Open Space and Parks Designation  
The Open Space and Parks designation is meant to develop a balanced distribution 

of open space, active and passive recreational spaces across the City and permits a 
range of public and private recreational uses including parks, golf courses, and 

conservation areas. A neighbourhood park is proposed in this designation on the 
south end of the site, approximately 1.4 hectares in size. The park would primarily 
be accessed from its Whitelaw Road frontage, though there is the opportunity in the 

future to pursue a secondary access from the park to the end of Shoemaker 
Crescent along the City/Township boundary.  

 

Residential Development Policies 
Section 9.3 of the Official Plan contains policies that apply to the residential land 
use designations. The proposed 678 unit apartment and townhouse development 

satisfies the residential objectives. This includes: 
 

 Facilitating the development of a full range of housing types and densities to 
meet a diversity of lifestyles and the social needs and well-being of current and 
future residents throughout the City; 
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 Ensuring compatibility between various forms of housing and between 

residential and non-residential uses; 
 Directing new residential development to areas where full municipal services and 

infrastructure is available and can be provided in an efficient and cost effective 
manner; 

 Ensuring new development is compatible with surrounding land uses and the 

general character of neighbourhoods; and 
 Ensuring new residential development is located and designed to facilitate and 

encourage convenient access to employment, shopping, institutions and 
recreation by walking, cycling and transit. 

 

Multi-Unit Residential Buildings Criteria 
Specific to this proposal, Policy 9.3.1.1 identifies specific criteria to assess 
development proposals for Multi-Unit Residential Buildings, which are meant to be 

applied in conjunction with applicable OP Urban Design policies. These criteria are 
listed and evaluated below for both the proposed High and Medium Density portions 
of the site. 

  
1. Building form, scale, height, setbacks, massing, appearance and siting are 

compatible in design, character and orientation with buildings in the immediate 
vicinity. 

 
The site has been designed to be compatible with its surroundings by transitioning 
from high density apartments as part of the Community Mixed Use Node to medium 

density apartments, to medium density townhouse forms, to a neighbourhood park 
adjacent to the existing single detached dwellings to the south and east of the 

subject site.  
 
The 8 and 9 storey apartments proposed within the High Density Residential 

Designation are mostly within the area on site identified within the Official Plan as 
being part of the Community Mixed Use Node. It is near expected future 

commercial uses across Paisley Road (to the south of the current Costco) and 
approved to be built 8 storey apartments along the south side of Paisley Road 
across Whitelaw Road. The height and scale of the proposed buildings, together 

with the site grade elevations, is illustrated in the site cross section shown in 
Attachment 9.  

 
The massing and setbacks of the proposed high density apartment buildings have 
been refined and specialized regulations have been added to the proposed R.4B-22 

Zone to ensure conformity. This includes specific building setbacks along Whitelaw 
Road to ensure the buildings are well-sited, back from the street enough to ensure 

they do not cause a shadow impact to the proposed buildings in the future 
development on the east side of Whitelaw and meet the 45 degree angular plane 
from the street existing zoning regulation. Also, there are required building 

stepbacks above the 4th and 7th storeys to taper the buildings back from the street 
to reduce the appearance of height and massing. The apartment buildings are also 

limited to 60 metres in length and 15 metres between buildings is required to 
ensure there is adequate space between them.  
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Multi-Unit Residential Buildings Criteria continued 
The site design orients the apartment buildings along the streets, with a large open 
landscaped space near the intersection of Paisley Road and Whitelaw Road that acts 

as a landscaped gateway feature to the site and a main pedestrian access between 
the site and the rest of the mixed use node to the north and east of the site. Behind 
the buildings is large landscaped open space which is amenity area for the 

residents. The majority of the parking for this portion of the site is underground and 
all vehicular access and surface level parking and loading areas are behind the 

buildings.  
 
The proposed Medium Density Residential portion of the site immediately to the 

south has two parts, first the proposed two, 5-storey apartment buildings in the 
proposed R.4A-55 Zone, creates a transition down from the higher apartment 

buildings, then the proposed stacked and stacked back-to-back townhouses at 3 
and 4 storeys create another lower height and density of residential use before the 
proposed park and existing low density residential neighbourhood. The proposed 5 

storey apartment buildings are across Whitelaw Road from the north end of the 
existing woodlot and the edge of the existing development site that is zoned R.4A 

which permits apartment buildings up to 8 storeys high. The building closest to 
Whitelaw Road is oriented to the street and the majority of parking is proposed to 
be underground. A stepback to the buildings is required in the proposed zoning 

after the 4th storey along Whitelaw Road, as in the other apartment buildings to 
create consistency in the built form and massing. 

  
The majority of the stacked, back-to-back townhouses proposed along Whitelaw 
Road are across from the existing woodlot, with the south end of the townhouse 

site across from a developable area zoned R.4A which also permits apartments up 
to 8 storeys high. The proposed park is 70 metres wide along Whitelaw Road and 

creates a large buffer and good transition area between the development and the 
existing neighbourhood.  
 

2. Proposals for residential lot infill will be compatible with the general frontage of 
lots in the immediate vicinity. 

This criteria does not directly relate to this development, as it refers to residential 
lot infill which is a different form of development that is not adjacent to the 

residential portions of this site. 
 
3. The residential development can be adequately served by local convenience and 

neighbourhood shopping facilities, schools, trails, parks, recreation facilities and 
public transit. 

This site is very well served by local shopping facilities as it is both within and 
immediately adjacent to the west end Community Mixed Use Node. A variety of 
retail and service uses currently existing within the node, as well as the West End 

Recreation Centre. Nearby schools include Taylor Evans PS on Stephanie Drive, St. 
Francis of Assisi CS on Imperial Road and Gateway PS on Gateway Drive. The site 

proposes the addition of a 1.4 hectare park fronting Whitelaw Road and there are 
existing nearby parks, including Whitelaw Gardens Park south of the site on 
Whitelaw Road, which is approximately 0.45 hectares in size and Elmira Park, 

Springdale Park and Stephanie Drive Park are also nearby and serve the current 
neighbourhood. 
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Multi-Unit Residential Buildings Criteria continued 
4. Vehicular traffic generated from the proposed development will not have an 
unacceptable impact on the planned function of the adjacent roads and 

intersections. 
The applicant submitted a Traffic Impact Study with their application and submitted 
additional traffic information with their revised submission in May 2019 that 

considered changes to the plan as well as addressed concerns raised related to 
traffic for the original submission. The Traffic Impact Study identifies that the 

development will require a westbound left turn lane on Paisley Road at the 
proposed Paisley site access. Also on Whitelaw Road a northbound left turn lane 
onto Paisley Road is recommended to increase the capacity of this intersection. 

Whitelaw Road is planned to be reconstructed along the length of this site and 
upgraded to an urban cross-section with curb/gutter and municipal sidewalks. The 

horizontal alignment will be lowered slightly as well to improve sightlines along this 
portion of the roadway. The redesign of Whitelaw Road, which is currently 
underway, will incorporate the recommended intersection improvements. City 

Transportation Engineering staff agree with the recommendations included in the 
Traffic Impact Study.  

 
5. Vehicular access, parking and circulation can be adequately provided and 

impacts mitigated. 
Vehicular access to the site is via two entrances along Whitelaw Road and one 
entrance from Paisley Road. The Paisley Road access was added in the revised 

submission by the applicant to lessen the volume of traffic on Whitelaw Road from 
the high density apartment portion of the site on Whitelaw Road. All accesses are 

available to all portions of the site with a simple circulation pattern that runs behind 
the high density apartments and between the medium density apartments and 
townhouses.  

 
Parking for the apartment units is predominantly underground with limited amounts 

of surface parking. A specialized regulation has been recommended by staff to 
require that no more than 10 percent of the required parking be permitted at 
grade, the rest must be provided for in structured below grade parking facilities. 

This requirement for limited at grade parking ensures the creation of a much larger 
open space between the apartment buildings and the natural area to the west of 

the City, and allowing for a better amenity area for residents, more open space for 
water infiltration and a better transition between the buildings and the natural 
features and rural areas to the west of the site. Parking for the townhouse is 

proposed to be in an at grade parking lot, though the final townhouse type could 
also incorporate garages if desired.  

 
Parking ratios for the subject site are proposed to be specialized, based in part on 
the Parking Study that is part of the City’s Comprehensive Zoning By-law Review. 

This was an independent objective study that surveyed parking use at peak periods 
on other similar size sites in Guelph as well as reviewed parking ratios required in 

other similar-sized municipalities. The applicant originally proposed lower parking 
ratios, but agreed to provide additional parking in line with the results of the 
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parking study. More detail about the proposed parking regulations are found in this 

planning analysis in the Zoning details section, starting on page 60 of this report. 
 

6. That adequate municipal infrastructure, services and amenity areas for residents 
can be provided. 
 

Multi-Unit Residential Buildings Criteria continued 
Engineering staff have reviewed the proposed applications and are satisfied that 
adequate municipal services are available. The Zoning would however be approved 

with a Holding provision that could be lifted once Whitelaw Road is reconstructed to 
ensure the site is built to match the final grades on the reconstructed road. 
Services and amenities are available to future residents, with a nearby recreation 

centre, library, parks and schools. A new park and trail are proposed on site as well 
adding to the amenities of the neighbourhood.  

 
7. Surface parking and driveways shall be minimized.  
As noted in item 5 above, surface parking for the apartment buildings has been 

greatly reduced, with the majority of parking in underground structured parking. 
The three site accesses serve all the units, limiting the number of entrances onto 

the street.  
 

8. Development shall extend, establish or reinforce a publicly accessible street grid 
network to ensure appropriate connectivity for pedestrians, cyclist and vehicular 
traffic, where applicable. 

Appropriate vehicular connections have been established with the three vehicular 
entrances to the site, two from Whitelaw Road and one from Paisley Road. 

Significant efforts have been made to ensure good pedestrian connections both 
through the site and to the public streets. Connections are available from all 
buildings along the street and between buildings for both the proposed apartment 

buildings and townhouse blocks. Closest to the corner of Paisley Road and Whitelaw 
Road, a large landscaped gateway feature acts as a key pedestrian entranceway to 

the site. A public trail is also proposed along the westerly side of the site, from 
Paisley Road to the proposed park on the south end of the site, and potential 
through the park out to Shoemaker Crescent in the future. This detail would be 

determined when Parks staff undertake detailed design of the park.  
 

9. Impacts on adjacent properties are minimized in relation to grading, drainage, 
location of service areas and microclimatic conditions, such as wind and shadowing. 
Engineering staff have reviewed the grading, drainage and proposed servicing and 

have not identified any issues related to impacts on adjacent properties. Similarly, 
a shadow study has been completed by the applicant that has met City 

requirements. The applicant has setback the 9 and 8 storey buildings on Whitelaw 
Road 18 and 14 metres respectively, to ensure that there is no shadow impact on 
the future development across Whitelaw Road. A pedestrian level wind study will be 

required in the site plan approval process (see Condition #2 in Attachment 3), 
because refined building design is needed to determine specific wind impacts and if 

mitigation is needed.  
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10. The development addresses public safety, identified public views and 

accessibility to open space, parks, trails and the Natural Heritage System, where 
applicable. 

The development addresses public safety with the proposed buildings along the 
public streets with wide spaces between buildings to ensure safe pedestrian 
accesses. A large green space is situated between the apartment buildings and the 

natural area, with a public trail along the westerly side of the site to encourage 
pedestrian access through the site to the proposed park, while preserving views to 

the adjacent natural heritage lands to the west. The proposed park has been 
reviewed and supported by Parks Planning staff, and will provide additional public 
open space to both the residents of the proposed development and the existing 

neighbourhood.  
 

11. The conservation and integration of cultural heritage resources, including 
identified key public views can be achieved subject to the provisions of the Cultural 
Heritage Resources Section of this Plan. 

Archaeological Assessments were submitted as part of a complete application which 
identified of any description on the subject lands. In addition, the City’s Senior 

Heritage Planner has reviewed the development proposal and did not identify any 
cultural heritage resource impacts from the development. 
 

For the reasons stated above, Planning staff are satisfied that Policy 9.3.1.1 is 
satisfied by this development proposal.  

 

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. In 2019 the City also updated 

the Community Energy Initiative with a major goal of increasing the number of 
NetZero Carbon homes in Guelph to 100% by 2050.  

 
The site has the fundamental qualities needed to be energy efficient and more 
sustainable. It creates efficient compact urban form at relatively high density within 

walking distance to, and fundamentally a part of, the Community Mixed Use Node.  
 

This Official Plan and Zoning By-law amendment does differ from others reviewed 
recently in that the applicant is the current owner, but does not plan to ultimately 
build the site, but rather sell the land to a builder once the site has approved 

zoning. For this reason, the applicant cannot provide the usual list of energy 
efficiency measures specific to their proposed future buildings.  

 
In order to be consistent with the City’s Community Energy Initiative the applicant 
has agreed to a Holding provision on the proposed residential zones that will 

require the future owner to complete an Energy Strategy Report and commit to 
incorporate specific energy efficiency features into their development that will 

contribute to the CEI before the zoning can be enacted. In this way, City staff can 
work with the future builder to determine exactly what energy efficiency measures 
can be taken on site based on their specific proposed site and building design.  
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City Gateways 
Policy 8.4 of the Official Plan identifies criteria for City gateways or visually 

prominent sites at key entry points to the City. Paisley Road is considered a 
secondary entry point to the City at this location and a gateway feature at this 
entryway, into the Paisley/Imperial Community Mixed Use Node would be 

appropriate. The applicant has agreed to provide a City gateway feature on the 
westerly end of the site along Paisley Road. The exact form and design of the 

gateway feature will be determined in coordination with Planning Staff through the 
site plan review process. Condition #31 has been included in Attachment 3 to 
address this issue.  

 

Urban Design 
To achieve a complete community, the Official Plan contains policies regarding 
urban design that apply to all development. Several urban design objectives in the 

Official Plan apply to the proposed apartment development, including: 
 To create neighbourhoods with diverse opportunities for living, working, 

learning and playing [8 a)]; 
 To build compact neighbourhoods that use land, energy, water and 

infrastructure in an efficient manner [8 b)]; and 

 To allow for a range of architectural styles in urban form and design that 
appropriately respond to local context and achieve compatibility [8 i)]. 

 
To provide a detailed analysis of how the development proposal is consistent with 
and meets the City’s urban design policies, the applicant submitted an Urban 

Design Brief and Shadow Study as part of their application. 
 

The proposed development has responded to the City’s Urban Design policies. 
Buildings have been designed to frame the street they are fronting. Servicing and 
off-street parking is screened from public view, with a significant amount of parking 

located underground for the apartment buildings and to the or to the rear and side 
of the proposed townhouse buildings. Both apartment and townhouse buildings 

have limited the length of buildings with specific limits in the proposed zoning 
regulations. Apartment buildings have also been designed with stepbacks as they 
increase in height to reduce their visual impact. Further review and refinement of 

the urban design and site features will occur in through the site plan approval 
process.  

 

Affordable Housing  
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. 
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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 Planning Justification Report submitted by the applicant included statements 
with respect to housing affordability, indicating that the development proposal 
would accommodate a range of housing forms that include stacked townhouses and 

apartment units in proximity to City amenities and could accommodate a range of 
incomes. 

  
The proposed development includes a total of 678 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. The City’s annual 
Affordable Housing Reports prepared over the past few years have indicated that 
the City has been meeting affordable housing targets. 

 

Official Plan Amendment Criteria Summary 
Policy 1.3.14 of the Official Plan notes the following items shall be considered by 

Council when considering an application to amend the Official Plan:  
i) the conformity of the proposal to the strategic directions of this Plan and 

whether the proposal is deemed to be in the overall interests of the City; 
ii) consistency with applicable provincial legislation, plans and policy 

statements; 

iii) suitability of the site or area for the proposed use, particularly in relation to 
other sites or areas of the city; 

iv) compatibility of the proposed use with adjacent land use designations; 
v) the need for the proposed use, in light of projected population and 

employment targets; 

vi) the market feasibility of the proposed use, where appropriate; 
vii) the extent to which the existing areas of the city designated for the 

proposed use are developed or are available for development; 
viii) the impact of the proposed use on sewage, water and solid waste 

management systems, the transportation system, community facilities and 

the Natural Heritage System;  
ix) the financial implications of the proposed development; 

x) other matters as deemed relevant in accordance with the policies of this 
Plan. 
 

The application has been reviewed against these criteria. The proposed 
development conforms to the strategic goals of the Official Plan in Section 2.2, 

including the following: 
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 Contributing to providing an appropriate range, mix and geographic distribution 

of housing types to meet current and projected needs to the year 2031 [2.2.1 
b), 2.2.5 d)]; 

 Provides for urban growth and land use patterns in a manner that ensures the 
efficient use of public expenditures over the long term [2.2.1 c)]; 

 Contribute to implementing actions to achieve the targets of the updated 

Community Energy Initiative [2.2.2 d)]; 
 Contributing to developing a safe and efficient transportation system that 

provides for all modes of travel [2.2.3 a)]; 
 Facilitates development in an area where full municipal services and related 

infrastructure is readily available [2.2.4 a)];  

 Build a compact, mixed-use and transit-supportive community [2.2.6 b)]; 
 

The site is proposed to contain a mix of housing types that will contribute to the 
local housing mix and help meet the City’s requirements within the Provincial 
Growth Plan. The site is suitable for the proposed development given its location as 

part of the Paisley/Imperial Community Mixed Use Node and proximity to a variety 
of local services and amenities. The site is proposed to be developed as a series of 

transitions from high density at the north end which is part of the node, to medium 
in the middle to a neighbourhood park adjacent to the neighbourhood to create a 
compatible built form in a compact manner and an efficient use of City services. 

The site is also designed in a manner that does not impact the adjacent natural 
heritage feature, the woodlot/wetland to the west of the site and provides for 

significant amounts of on site open greenspaces as well as a public park and trail. 
The form of development also lends itself to contributing to the City’s affordable 
housing targets and Community Energy Initiative Net Zero Carbon development 

objectives. For these reasons, the application provides appropriate intensification 
and transitions for its site context and contributes to the development of a 

complete community with its mix of housing and provision of parkland.  

 
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 Zoning By-law which is from 1995. The 
following paragraphs discuss each proposed zone and its specialized regulations. 

The recommended zoning is shown in Attachment 3, together with proposed 
conditions to be implemented through the site plan review process. The proposed 
zoning mapping is shown in Attachment 6.  

 

R.4B-22(H) Specialized High Density Apartment Zone with a Holding 
Provision 

The R.4B-22(H) is a specialized High Density Apartment Zone proposed for the 
north end of the subject site, in line with the High Density Residential Official Plan 

designation. Several specialized regulations have been recommended for this zone 
related to the building locations, built form and parking. 
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To confirm the proposed building locations, several site specific setback regulations 

have been created for this zone. Maximum front and exterior side yard setbacks 
specific to both Paisley and Whitelaw Roads have been included to ensure that the 

proposed apartment buildings are built close to the street. The minimum distances 
between buildings within the zone has been expanded to ensure there is a 
minimum of 15 metres between apartment buildings to create appropriately scaled 

open space and safe pedestrian connections from the interior of the site to the 
public sidewalks. A minimum 3-metre-wide interior side yard has also been added, 

which would apply between the R.4B and R.4A zones on the site if it were to be 
severed in the future. To clarify rear yard location, since there are two street 
frontages, for the purposes of this and all three residential zones proposed, the rear 

yard has been identified in a specialized regulation as located on the westerly side 
of the site that runs along the City boundary and adjacent woodlot. A specialized 

regulation has also been created to create a landscaped site gateway in the area 
closest to the intersection of Paisley and Whitelaw a minimum of 30 by 50 metres in 
size. This space will act as a pedestrian entranceway and landscaped feature that 

marks the site entrance from the rest of the node. The regulations work together to 
confirm building locations by creating appropriate setbacks from the edges of the 

site and between buildings.  

The standard R.4B Zone permits buildings up to 10 storeys high, but this 
specialized zone proposes to limit heights to 8 and 9 storeys as shown in the 

concept plan, where two 9-storey buildings are shown closest to the intersection of 
Whitelaw Road and Paisley Road, and two 8-storey buildings are shown beside 

them along each road respectively. Together with building height, specialized 
regulations have been created requiring the front face of each building to be 
stepped back from the street as it goes up in height. Along Paisley Road, the 

buildings must step back 1.5 metres above the 4th floor and an additional 3 metres 
3 metres above the 7th floor. On Whitelaw Road, buildings must be stepped back an 

additional 1.5 metres above the 4th floor and a further 1.5 metres above the 7th 
floor. Buildings must also step back where they face the landscaped gateway 
feature; a minimum of 3 metres above the 4th floor and a further 3 metres above 

the 7th floor. These stepbacks limit the visual impact of building height from the 
street. A regulation has also been added to require a maximum building length of 

60 metres for all buildings in this zone. These additional specialized regulations are 
recommended by staff to create a variety of building heights and better shape and 

articulate the proposed buildings.  

R.4B-22(H) Zoning Parking Analysis 
Specialized parking regulations are also proposed for this zone. The applicant 

originally proposed 1 parking space per unit inclusive of visitor parking but after 
discussion with City staff, increased the parking in this zone to one parking space 

per unit plus 0.1 spaces per unit of visitor parking. This ratio is aligned with the 
recommendation provided for apartment units within or near mixed use nodes in 
the City’s parking study recently completed for the Comprehensive Zoning By-law 

Review, which surveyed current parking use in existing high density residential 
developments. Similarly, the ratios used in the parking study are applied to the rest 

of the site, 1 space per unit plus 0.1 spaces for visitor spaces in the R.4A-55 Zone 
for the medium density apartments, and 1 space per unit plus 0.2 spaces per unit 
for visitors for the townhouse units. In reviewing the site as a whole, using these 
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specialized regulations for parking would require a total of 760 parking spaces on 

the site, while using the standard parking regulations would require 848 parking 
spaces, a difference of 88 parking spaces.  

Planning staff are satisfied with the proposed parking ratio because it is based on 
the City’s parking study analysis of the parking needs on other similar sites as well 
as a review of parking ratios used by similar sized municipalities. The parking study 

(the Guelph Parking Standards Review completed by IBI Group) observed that 
residential and visitor parking demand was consistent between all surveyed 

townhouse and apartment sites. Median parking rates for apartments were 
approximately 0.8 spaces per unit, while median parking rates for townhouse sites 
ranged between 0.8 and 1.0 spaces per unit. Resident and visitor parking rates 

prescribed in the current Zoning By-law are higher than the observed parking 
demand for apartments and townhouses. The reduced rate is recommended at a 

site that is within walking distance to many services and amenities as part of the 
Community Mixed Use Node. Transportation Demand Management staff have 
included a condition of Site Plan Approval (#33 in Attachment 3) that requires the 

owner to incorporate transportation demand management measures that would 
better manage onsite parking need, such as including space for car share vehicles, 

unbundling the sale or lease of parking spaces with the sale or lease of an 
apartment unit and encouraging the use of alternative modes of transportation. 
Staff also reviewed other recently approved specialized parking ratios for apartment 

buildings in the City and found the following:  

 144 Watson Road North, approved at 1.2 spaces per unit inclusive of visitor; 

 78 Starwood, approved at 1.17 spaces per unit inclusive of visitor; and 
 1159 Victoria Road South, approved at 1 space per unit plus a total of 13 

visitor spaces. 

Planning staff support the proposed specialized parking ratio as it will provide 
adequate onsite parking, while balancing the need to accommodate various 

transportation modes, to utilize land efficiently, and to support the transition to a 
multi-modal transportation system with reduced reliance on the automobile. This is 
in conformity with Official Plan policies that encourage a compact urban form and 

transit supportive densities. This will also better enable the site to contribute to the 
City’s Community Energy Initiative as encouraging alternative transportation modes 

is supportive of a reduced carbon footprint. 

A specialized regulation has also been added regarding parking location, with only 

10 percent of required parking permitted at grade in surface parking areas. All 
other parking on site would be required to be located within the proposed below 
grade parking structures. The provision of the required parking predominantly 

under the proposed buildings has allowed for the consolidation of a large open 
green space behind the buildings which provides a range of positive functions, 

including a reduced “heat island” effect by limited large paved surface parking 
areas, amenity area for the residents, greenspace that can infiltrate water, treed 
areas that can sequester carbon and open space that creates a natural transition to 

the natural heritage lands to the west and the rural area beyond.  
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An “H” or holding provision has also been added to this zone. This prevents 

development of the site until certain criteria have been met. As mentioned earlier in 
this analysis, the conditions of this H are that first, Whitelaw Road is reconstructed, 

so the site can be designed to match the new road grades and second, the future 
builder of the site must submit a detailed analysis of how their proposed site design 
will incorporate energy conservation features that will contribute to the City’s 

Community Energy Initiative, beyond the contribution it is already making by virtue 
of the overall form of development. Both of these conditions will need to be met 

before the future owner can apply to remove the holding provision, which requires 
Council to pass a separate by-law to remove the “H” from the zoning. This H 
condition applies to all three residential zones proposed (The R.4B-22(H), the R.4A-

55(H) and the R.3A-66(H)) 

R.4A-55(H) Specialized General Apartment Zone with a Holding provision 

The area south of the high density apartment zone is proposed to contain two five 
storey apartment buildings, one against Whitelaw Road and one parallel to it to the 
west across a private road. There are some specialized regulations proposed that 

are similar or identical to those in the R.4B zone adjacent, to create a consistent 
character across the site, though there is additional flexibility in this zone to build 

either apartments or townhouses as proposed in the zone adjacent to the south 
(the R.3A-66(H)). Planning staff have suggested this flexibility to permit either mid-
rise (up to six storeys) apartments or townhouse (up to four storeys) because 

either unit type will create a height transition between the higher apartment 
buildings to the north and the existing low density neighbourhood to the south and 

east of the site. Additional specialized regulations are as follows.  

Staff have added several common townhouse forms as permitted uses, where the 
standard zone would only permit apartment buildings. Included are standard cluster 

townhouses, as well as stacked townhouses, back to back townhouses and stacked, 
back to back townhouses. Specific definitions for “Back to Back” and “Stacked Back 

to Back” townhouses were included because these uses are not included in the 
City’s current zoning by-law because they were not common uses at the time this 
by-law was approved (in 1995). If townhouses are built on this portion of the site, 

they would be subject to the regulations recommended for the adjacent townhouse 
zone (the R.3A-66(H) Zone).  

For apartment development on this site, staff recommend a specialized regulation 
limiting height to 6 storeys, in line with the Medium Density Residential Official Plan 

designation, though the standard zone would permit 8 storeys. This regulation will 
meet the Official Plan requirements and ensure a transition from the higher 
apartment buildings to the north and a mix of building heights. Consistent with the 

R.4B-22(H) Zone to the north, the front face of the building along Whitelaw Road 
must be stepped back 1.5 metres above the 4th storey and a maximum building 

length of 60 metres would apply. Similarly, a minimum of 15 metres between 
buildings would apply to apartment buildings and a minimum of 10 metres between 
apartment buildings and townhouse buildings would apply to ensure adequate open 

space between buildings and the ability to provide pedestrian connections to the 
street from the site.  
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The same specialized parking regulations have been applied to both the R.4B-22(H) 

Zone as noted above and this R.4A-55(H) Zone, including both the parking ratio, of 
1 parking space per unit and 0.1 visitor parking spaces per unit, as well as requiring 

that no more than 10 percent of all parking be permitted in surface parking areas. 
These regulations create a positive balance on this site between building massing 
and green open space, limiting the amount of hard surfaced parking areas. The 

same Holding Provision, requiring the reconstruction of Whitelaw Road and the 
completion of an Energy Strategy Report that shows how this portion of the site will 

contribute to the City’s Community Energy Initiative before development will be 
permitted.  

R.3A-66(H) Cluster Townhouse Zone with a Holding Provision 

The R.3A-66(H) Zone is proposed in the south half of the site, between the R.4A-
55(H) Zone and the proposed P.2 Zone for the neighbourhood park. This area of 

the site would also be within the Medium Density Official Plan designation. Several 
specialized regulations have been recommended by staff that provide some 
flexibility in use, while ensuring this portion of the site’s built form is consistent with 

the rest of the site and further transitions down from the high density uses to the 
north. A specialized regulation for required parking and the same Holding provisions 

as previously discussed in the other residential zones are also included.  

This zone permits a range of cluster townhouse types, including standard cluster 
townhouses, stacked townhouses, back to back townhouses and stacked, back to 

back townhouses. A maximum building height of 4 storey is permitted, together 
with a maximum density of 80 units per hectare. These regulations are appropriate 

for the unit types permitted and to create the transition in height from a maximum 
of 6 to a maximum of 4 storeys from the adjacent R.4A-55(H) Zone. A site specific 
rear yard of 10 metres along the westerly side of the site ensures space between 

the proposed development and the adjacent natural area and City boundary. 
Minimum distance between townhouses has been increased from 3 metres to a 

minimum of 5 metres to ensure adequate space for pedestrian walkways between 
townhouse buildings.  

Specific regulations have also been developed to ensure appropriate built form. A 

maximum building length of 56 metres is required for all townhouse types to avoid 
long blocks without an open space break. A minimum unit width of 7 metres is 

required for any Back to Back townhouse with a garage, to ensure there is 
adequate space for both a garage door and a front door and front face of the 

building. Minimum lot area per unit has been reduced from x to 120 metres per 
unit, because the stacked and back to back type units typically have a smaller 
floorplate and take up less of the site than standard townhouses. 

A site specific parking regulation has also been recommended. A minimum parking 
ratio of one parking space per unit is proposed, together with 0.2 spaces per unit 

for visitors, where the standard Zoning By-law requires 1 space per unit. This ratio 
is the one recommended in the City’s parking study that is part of the 
Comprehensive Zoning By-law Review.  
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P.1 Conservation Lands Zone 

A small sliver of land along the westerly edge of the site is proposed to be rezoned 
P.1 conservation lands to reflect the small area that acts as part of the 30 metre 

buffer to the adjacent heritage feature and is similarly designed as Natural Heritage 
in the Official Plan as noted earlier in this analysis.  

P.2 Neighbourhood Park Zone 

The southerly portion of the site, between the R.3A-66 and the existing 
neighbourhood is proposed to be rezoned to the P.2 Neighbourhood Park Zone and 

given to the City for the development of a park. The site is 1.4 hectares in size with 
a frontage along Whitelaw of approximately 70 metres. The site does meet the P.2 
requirements for a park.  

Zoning Summary 
Staff have reviewed the proposed zoning and are satisfied that the proposed 

rezoning categories are appropriate to implement the proposed development. In 
Planning staff’s opinion, the specialized regulations enable greater surety about 
building location and built form and will ensure the best placement of the buildings 

on the subject lands to meet good urban design principles, and are supportable for 
the proposed development of this site.  

 

Comments Received on the Original and Revised Applications 
Statutory Public Meetings for the Official Plan and Zoning By-law Amendments were 
held on December 10, 2018 and on July 10, 2019.  Questions and issues raised by 
Council and members of the public in response to the original and revised 

applications that were not discussed in detail earlier in this analysis are summarized 
and responded to below. 

 

Traffic 
Several concerns were raised by the public and Council about traffic volume and 
traffic speeds currently on Whitelaw Road and more broadly in the surrounding 

neighbourhood and the Paisley/Imperial Community Mixed Use Node. Related 
questions included requests for traffic calming on Whitelaw Road, the impact of the 
reopening of Niska Road and whether traffic impacts from surrounding proposed 

and expected developments was included in the Traffic Impact Study for these 
applications. Consideration of the extension of Elmira Road South into the County 

was also requested.  
 
City Transportation Engineering Staff have reviewed the application and the 

supporting traffic study and are satisfied with the recommendations provided, which 
include adding a left turn lane on Paisley Road for the Paisley site access and 

adding a left turn lane on Whitelaw Road when it is reconstructed, as this portion of 
Whitelaw Road is currently being redesigned and proposed to be reconstructed 
shortly. There is a Holding provision on the proposed residential zones on the site 

that will require the reconstruction of Whitelaw Road before the Holding Provision 
can be lifted and the zoning enacted, in order to ensure the site will be designed 

and graded to match the final road grades. The crest of the hill currently on 
Whitelaw Road along the south end of this site is proposed to be graded slightly 
lower during the reconstruction to improve sight lines.  
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Traffic calming measures are not included in the Traffic Impact Study, but staff note 
that in February 2018, Transportation staff conducted a survey to determine if 

residents would support traffic calming measures that were presented to the 
community. The required criterion for implementation was not met, based on the 
existing City policy (a minimum of 60% of affected property owners must be in 

favour). However, because Whitelaw Road needs to be reconstructed from 
Shoemaker Crescent to Paisley Road, and staff are aware of the traffic speed 

concerns, Engineering staff have confirmed the road will be designed to incorporate 
traffic calming measures.  
 

Traffic from surrounding proposed developments was taken into account by this 
Traffic Impact Study. Traffic from the reopening of Niska Bridge was not taken into 

account in the original Traffic Impact Study but was considered in the 
supplementary information provided by the applicant’s traffic consultant, who 
concluded that even with the additional trips on Whitelaw Road, the volume of 

traffic on Whitelaw Road is expected to continue to be within the expected and 
acceptable range of volume for a collector road. Additional study was also 

completed of the intersection of County Roads 31 and 32 at the request of the 
County of Wellington, where it was determined that the site had minimal impact on 
the intersection and no further review was required. There was no recommendation 

given related to extension of Elmira Road South into the County to Whitelaw Road 
south of City limits as it is not required for this development and would be a larger 

policy consideration.  

 

Walkability and Transit availability 
Concerns were raised related to walkability and transit availability at this location. 

Sidewalks will be available on both Paisley Road and Whitelaw Road following its 
reconstruction. Internally, the site is laid out with a large landscaped gateway 
feature that will act as a pedestrian entranceway to the site. A City owned trail is 

also proposed to run from the park along the westerly edge of the site up to Paisley 
Road. Additional private sidewalk connections are proposed from each apartment 

building along the street as well as between the proposed apartment buildings and 
townhouse blocks to ensure that pedestrian access is available and encouraged. 
The north end of the site is within the Community Mixed Use Node and within 

walking distance to the existing retail and service uses available there.  

Currently transit is available at the intersection of Paisley Road and Elmira Road. 
Generally as undeveloped areas are fully built out, Transit reviews and readjusts 

routes to accommodate development.  

Solid Waste 

The applicant will be required to complete a Waste Management Plan as part of 
their site plan application that will ensure the apartment building has and maintains 
a three stream waste system (i.e. recycling, organics, garbage). The Waste 

Management Plan will also evaluate having the waste be collected by the City Solid 
Waste Resources staff. 
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Stormwater Management Pond and Site Grading 
A concern was raised about the purpose of the proposed pond on site and grading 
impacting neighbouring residents. A stormwater management pond is proposed on 

the west side of the site, near the woodlot. The site generally slopes towards the 
woodlot and drains in that direction.  
 

Secondly concerns have been raised about the height of the site and the buildings 
towering over the rest of the Community Mixed Use Node and the wider 

neighbourhood. The north end of the site, near Paisley Road, appears quite a bit 
higher than surrounding lands, but some of the height is stockpiled fill that will be 
removed. For a better understanding of the proposed site grading, the applicant has 

provided cross-sections of the site showing its proposed grading and height in the 
context of the site across Whitelaw Road to the east (See Attachment 8).  

 
Engineering staff have reviewed the proposed grading and drainage of the site and 
have no concern that any neighbouring properties would be impacted by water from 

this development.  
 

Natural Heritage Features 
Several nearby residents expressed concerns related to environmental impacts of 
the proposed development on wildlife and the loss of greenspace. The applicant 

submitted an Environmental Impact Study which was reviewed by Environmental 
Planning Staff to ensure that no negative impact on environmental features is 
anticipated. An Environmental Implementation Report will be required by the 

developer in the Site Plan Review Process to ensure that there is no negative 
impact on the adjacent woodlot and wetland to the west, together with a Tree 

Inventory, Preservation and Compensation Plan to ensure detailed plans are in 
place to manage existing adjacent wildlife habitat, enhance the buffer area to the 
woodlot/wetland and manage invasive species appropriately. A pre and post 

development ecological monitoring program is also required to developed through 
the Environmental Implementation Report to ensure no long term environmental 

impacts.  
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Attachment 11:  

Departmental and Agency Comments 

Respondent 

No 
Objection 

or 
Comment 

Conditional 

Support 
Issues /Concerns 

Development Planning 
 √ 

Subject to conditions in 
Attachment 3 

Engineering* 
 √ 

Subject to conditions in 
Attachment 3 

Environmental 
Planning* 

 √ 
Subject to conditions in 
Attachment 3 

Urban Design* 
 √ 

Subject to conditions in 
Attachment 3 

Parks Planning* 
 √ 

Subject to conditions in 
Attachment 3 

Zoning √   

Upper Grand District 
School Board*  √ 

Subject to conditions in 
Attachment 3 

Guelph Hydro/Alectra 
 √ 

Subject to conditions in 

Attachment 3 

Grand River 

Conservation 
Authority* 

√  

 

County of Wellington* 
 √ 

Subject to conditions in 
Attachment 3 

Township of Guelph-
Eramosa* 

 √ 
Subject to conditions in 
Attachment 3 

Guelph Wellington 
Development 

Association*  

√  
 

Union Gas Ltd. √   

* Indicates memo attached below.  
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 

 

Page 161 of 181



Page 79 of 97 

 

Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Departmental and Agency Comments 
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Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments 
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Departmental and Agency Comments 
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Attachment 11:  

Departmental and Agency Comments  
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Attachment 11:  

Departmental and Agency Comments  
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Departmental and Agency Comments  
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Departmental and Agency Comments  
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Departmental and Agency Comments 
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Departmental and Agency Comments  
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Attachment 11:  

Departmental and Agency Comments  
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Attachment 12:  

Public Notification Summary 

 
August 24, 2018 Official Plan (OP) and Zoning By-law (ZBL) amendment 

applications received by the City of Guelph 

 
September 20, 2018 OP/ZBL amendment applications deemed complete 

 
October 4, 2018 Notice of Complete Application for OP/ZBL amendment 

mailed to prescribed agencies, City departments and 

surrounding property owners within 120 metres 
 

October 5, 2018 Notice sign for OP/ZBL amendment applications placed on  
 property 

 
November 15, 2018 Notice of Public Meeting for OP/ZBL amendment 

advertised in the Guelph Mercury Tribune  

 
November 15, 2018 Notice of Public Meeting for OB/ZBL amendment mailed to 

prescribed agencies, City departments and surrounding 
property owners within 120 metres  

 

December 10, 2018 Statutory Public Meeting of Council for OP/ZBL 
amendment applications 

 
May, 2019 Revised OP/ZBL amendment application received by the 

City of Guelph 

 
June 11, 2019 Revised application circulated to agencies, City 

departments and mailed to surrounding property owners 
within 120 metres  

 

June 13, 2019 Notice of Public Meeting for revised OP/ZBL amendment 
advertised in the Guelph Mercury Tribune 

 
July 10, 2019 2nd Statutory Public Meeting of Council for OP/ZBL 

amendment applications 

 
January 20, 2020 Notice of Decision Meeting sent to parties that 

commented or requested notice  
 
February 10, 2020 City Council Meeting to consider staff recommendation 
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From: Susan Wagner  
Subject: 361 Whitelaw Rd. concerns 

 
Hello, 
 
I want to respond to the new proposal for this land. While we appreciate that the number of units has 
decreased in this newer proposal and also appreciate the need for housing in our city, we have significant 
concerns should this move forward. 
 
Six buildings will be put on this land as well as 7 proposed for the land across the street between 
Whitelaw and Elmira. That is 13 more apartments added to the others just built further down the street. 
That is TOO MANY !!!!! 
 
This will be much too much congestion in one area. Why not distribute buildings more evenly throughout 
the city? Even half the proposed buildings would seem too much for the area to absorb.  What an ugly 
corridor this will become.! Not to mention how busy Paisley Rd will be.  There is already concern for the 
volume. I have personally seen two collisions at the lights by Zehrs as people negotiate turning into the 
existing building's lot while cars impatiently try to get through there to get to Costco. 
 
On another note, what will happen to our street? We live on Whitelaw. We anticipate a greater volume as 
people come in off hwy 24  travelling back and forth from their apartments. Attempts to calm traffic 
recently have been dismissed. Ridiculous process which needed 75% compliance of all our neighbours 
on a method of traffic calming halted any action. Of course it did! Who can get that level of agreement? 
We did get that level of agreement , however, during the first rounds of the process where we agreed 
there is a need to do something to calm the traffic and reduce the speeds at which people fly through our 
street during rush hour times especially. 
 
Traffic flow through the area needs to be addressed and plans made to allow for the numbers. Perhaps 
Elmira Rd. could finally be pushed through to connect to Hwy 24? I don't see how Paisley can be made 
wider, but lane provisions for turning could possibly be added.   
 
This is a plea to first reconsider the numbers of buildings allowed in one area and second to please 
address traffic concerns. 
 
Sincerely, 
Susan Wagner 
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