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Attachment-3 continued:  
Official Plan Land Use Designations and Policies  
 

11.1.7.8 Residential 2 Areas 
 
11.1.7.8.1  
Residential 2 areas are those areas within Downtown where, based on the location, size and 
configuration of properties, high density forms of housing are appropriate. The following uses may 
be permitted: 
 

a) multiple unit residential buildings, including apartments and townhouse dwellings;  
b) convenience commercial uses with a gross floor area not greater than 500 square 

metres; 
c)  artisan studios; 
d) small-scale offices with a gross floor area not greater than 500 square metres 

including medically related uses; 
e)  live/work uses; 
f)  community services and facilities; and 
g)  parks, including urban squares. 

 
11.1.7.8.2  
The minimum floor space index (FSI) in Residential 2 areas shall generally be 1.0. 
 
11.1.7.8.3  
In addition to the general policies of Section 11.1 7.2 of the Downtown Secondary Plan, the 
following built form policies shall apply to development in Residential 2 areas: 
 

a) Buildings shall be massed to minimize as much as is practical the extent and 
duration of shadows on parks, adjacent residential uses, other public open space, 
private amenity space and retail streets in the spring, summer and fall. 

b)  Where buildings greater than 6 storeys are permitted, the portion of a building 
above the sixth storey shall be substantially stepped back, generally greater than 
3 metres from the edge of the building fronting a public street or park. 

c)  All buildings should have detailed and well-articulated street level façades with high 
quality materials. Blank walls facing a street or public open space shall be avoided. 

d)  Apartment buildings shall generally be limited in length, generally to not more than 
60 metres long, and blocks of townhouses shall generally not be more than 40 
metres long. 

e)  Where apartment buildings are greater than 4 storeys in Residential 2 Areas they 
shall generally incorporate 1-2 storey grade-related units (e.g. townhouses). 

11.1.7.11.4  

In addition to the provision of Section 11.1.8.5, the Urban Design Master Plan for the 5 Arthur Street 

property and subsequent development applications shall respond to the following principles: 

 

a) River’s Edge Open Space – Create a substantial, functional and continuous public open 

space generally along the side of the river well connected to surrounding streets. The open 

space along the river may be composed of elements such as urban squares while providing 

for a continuous multi-use trail. It should encourage use by the public for a variety of 



appropriate uses. To this end, it should be configured to accommodate a range of park 

amenities and provide a sense of safety and comfort. 

 

b) Network of Connections – Establish a fine-grained network of publicly accessible open 

spaces and routes through the site, provide connections to the river, and allow for efficient 

pedestrian, bicycle and vehicular circulation. The plan should also create connections to the 

surrounding trails and open space system including anticipating a future pedestrian bridge 

adjacent to the Guelph Junction Railway bridge and another bridge across the river, 

generally aligned with a crossing of Wellington Street and connected to Arthur Street. 

 

c) Heritage Conservation and Interpretation – Reflect and respect the historic context of the 

neighbourhood. Conserve the historic stone building and other heritage resources on the 

site. Respect and complement the neighbourhood’s heritage in the new built form. Interpret 

and respond to the previous industrial uses, for example, through public art or other 

interpretive elements.  

 

d) Public Views – Provide views through the site toward the river corridor and maintain key 

public views, including the view south along Arthur Street toward the Mill Lofts building. Take 

advantage of other desirable views, for example, views of the CN train bridge. 

 

e) Sensitive Built Form – New buildings should be massed and spaced to avoid a wall effect 

along the river and maintain sky views from public streets and open spaces as well as 

neighbouring properties. Buildings should vary in character, provide appropriate building 

breaks and articulation, step down to be compatible with existing nearby buildings and 

provide transition to the existing neighbourhood. Buildings should minimize shadow impacts 

on neighbouring properties. 

 

f) Pedestrian-Friendly Edges – Residential buildings should support the animation of 

surrounding streets and publicly-accessible open space by, for example, providing grade-

related relationships where feasible such as many front doors and porches along public 

streets. Above-grade parking should be screened or concealed within the residential 

development. Surface parking should be limited and strategically located to minimize its 

visual impact. Waste, recycling and loading areas should also be internal to the site. 

 

g) Environmental Sustainability – Development should incorporate green energy strategies and 

other sustainable design features. The river corridor’s ecological health should be enhanced 

while also balancing the need for recreational uses and heritage conservation along the 

river’s edge. 

 

h) Housing Mix – Development should include a mix of unit types varying in size and 

affordability. 

 

11.1.7.11.5  

In addition to the provision of Section 11.1.8.5, the Urban Design Master Plan for the 5 Arthur Street 

property shall consider the arrangements of parks, open spaces, trails and publicly accessible routes. 

Three potential configurations are conceptually illustrated below however the actual configuration of the 

site’s public realm elements, such as trails, urban squares and other open spaces may differ from these 



options and may be refined further as the site proceeds though the development approvals process. 

However, in addition to the trail proposed adjacent to the railway tracks, a minimum of two publicly 

accessible east-west connections will be provided between Arthur Street and the river at a dimension that 

ensures appropriate pedestrian comfort along the connections. 

 

 

 
 

 

11.1.7.11.6 

The general built form and land use policies of the Downtown Secondary Plan shall apply the 5 Arthur 

Street and 64 Duke Street and 92 Ferguson Street properties. In addition, the distance between the 

facing walls of portions of buildings greater than 6 storeys, shall be a minimum of approximately 25 

metres. 

 

11.1.7.11.7  

The Zoning By-law based on the Urban Design Master Plan shall establish a maximum gross floor space 

index (FSI) for the 5 Arthur Street property of up to 2.0 FSI . The calculation of gross FSI shall include 

lands to be dedicated for public uses but shall not include structured parking or the historic stone building 

to be retained including minor additions. The City may consider allowing individual parcels of 

development within the site to vary from the FSI minimum and maximum, provided the applicant 

demonstrates to the City’s satisfaction that the maximum and minimum gross FSI on the entirety of the 5 

Arthur Street property will be achieved. In addition, density bonusing may be considered in accordance 

with section 11.1.8.4 of the Downtown Secondary Plan. 

 

11.1.7.11.8 

Notwithstanding policy 11.1.7.3.2 of the Downtown Secondary Plan, the following uses shall not be 

permitted in the Mixed Use 1 areas identified on the 5 Arthur Street property: 

•  entertainment and large-scale commercial recreation uses; and 

•  hotels. 

 

11.1.7.11.9 

Commercial uses on the 5 Arthur Street property south of the existing historic stone building shall 

generally be small in scale and oriented to the surrounding community.  

 

11.1.7.11.10 



Schedule D shows two height categories for the 5 Arthur Street property: 2-4 storeys along Arthur Street 

and 4-12 storeys along the river.  Unlike other sites in the Downtown, the 12-storey limit along the river is 

a general limit.  The City acknowledges the need for some flexibility regarding maximum building heights 

on the site to allow for further detailed analysis and refinement through the Urban Design Master Plan.   

The intent of the Urban Design Master Plan, in addition to satisfying other policies of the Secondary Plan, 

will be to identify appropriate building heights that ensure built form compatibility with the surrounding 

neighbourhood, minimize and mitigate adverse shadow and view impacts, and contribute to an inviting 

and comfortable public realm within and adjacent to the site.  Flexibility regarding height limits is intended 

to allow the maximum permitted density on the site to be achieved in a built form that responds 

appropriately to the conditions of the site and its surroundings while ensuring consistency with the other 

policies of this Plan and specifically the principles of Policy 11.1.7.11.4.  Where it has been demonstrated 

through the Urban Design Master Plan to the City’s satisfaction that the principles in Policy 11.1.7.11.4 

have been met, limited additional height above 12 storeys may be permitted on appropriate portions of 

the site provided there is a variety of building heights along the river, on the site.   Such exceptions for 

height will be implemented in the Zoning By-law and shall not require an amendment to the Secondary 

Plan nor shall they be subject to the bonusing.  

 


