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July 6, 2022 
 
Melissa Aldunate 
Manager, Policy Planning and Urban Design 
Planning and Building Services 
City of Guelph 
 
Dear Ms. Aldunate, 
 
RE:  City of Guelph OPA 80 – Silver Creek Parkway North Mixed Use Corridor 

MHBC has been retained by Armel Corporation to review and advise on the City of Guelph’s Official Plan 
review and Official Plan Amendment 80. Armel Corporation has significant land holdings throughout the 
City and as long term developers with over 65 years of history in the City, they play a direct role in 
achievement of the City’s planning and development objectives.  The comments in this letter are specific 
to Armel’s property at 240-258 Silver Creek Parkway.  

The subject lands are located on the north side of Speedvale Avenue and the west side of Silver Creek 
Parkway. The Hanlon Expressway borders the lands on the west side. The lands contain two one storey 
commercial plazas and associated surface parking. The northerly portion of the lands is vacant.   

The lands are currently designated as Mixed Use Corridor in the City’s existing official plan. Armel’s 
concern is that OPA 80 proposes to remove the lands from the Mixed Use Corridor designation. 
With OPA 80 the lands would be designated Service Commercial. Armel opposes this and Armel 
requests that the City retain the subject lands within the Mixed Use Corridor 1 designation.  

The impact of the change is that the current mixed-Use and higher density forms of development would 
no longer be permitted. This has impact on both Armel’s development potential and the City’s ability to 
achieve its growth and intensification objectives. Our detailed comments and rationale for the lands 
remaining Mixed-Use Corridor are described in detail in our previous submission which is attached.  

In conclusion, I ask that Council reconsider the land-use designation for the lands that is proposed for the 
reasons stated in our correspondence dated March 2022 attached.   

Yours truly, 
MHBC 

 
Dan Currie, MA, MCIP, RPP 
Partner 
cc.  Mandy Scully, Armel Corp.  
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March 17, 2022 


 


Melissa Aldunate 


Manager, Policy Planning and Urban Design 


Planning and Building Services 


City of Guelph 


 


Dear Ms. Aldunate, 


 


RE:  City of Guelph OPA 80 – Silver Creek Parkway North Mixed Use Corridor 


 


MHBC has been retained by Armel Corporation to review and advise on the City of Guelph’s Official 


Plan review and Official Plan Amendment 80. Armel Corporation has significant land holdings 


throughout the City and as long term developers with over 65 years of history in the City, they play a 


direct role in achievement of the City’s planning and development objectives.  The comments in this 


letter are specific to Armel’s property at 240-258 Silver Creek Parkway.  


 


Subject lands  


The subject lands are located on the north side of Speedvale Avenue and the west side of Silver Creek 


Parkway. The Hanlon Expressway borders the lands on the west side. The lands contain two one storey 


commercial plazas and associated surface parking. The northerly portion of the lands is vacant (±1.8 


ac.).  


 


When this site was developed it was on the outskirts of town.  In the current day context this site has 


a prominent location in a high visibility and high traffic corner of the City, particularly given its visual 


exposure to the Hanlon Expressway. Existing development on this site greatly underutilizes its potential 


– it is a prominent property in a strategic location.  


 


The lands are currently designated as Mixed Use Corridor in the City’s existing official plan. Armel’s 


concern is that OPA 80 proposes to remove the lands from the Mixed Use Corridor designation (see 


attached mapping). Therefore, Armel requests that the City retain the subject lands within the Mixed 


Use Corridor 1 designation.  


 







 


  2 


 


Intent of the Mixed Use Corridor designation 


The City has identified a number of Strategic Growth Areas which are intended to accommodate a 


significant share of the City’s future population and employment growth. Mixed Use Corridors are 


included within Strategic Growth Areas and therefore, they are intended to accommodate new growth 


at medium to high levels of density. The Mixed Use Corridors are located in areas that allow them to 


serve both the needs of residents living and working in the corridor and those in nearby 


neighbourhoods and employment districts. The policies of the current official plan and the proposed 


official plan amendment 80 encourage mixed use and allow for a wide range of commercial, 


institutional, office, service and residential uses.  


 


Rationale for the subject lands remaining within the Mixed Use Corridor designation 


After having reviewed the proposed OPA 80 and the City’s Growth Management Strategy that is the 


basis for OPA 80, it is my opinion that the Mixed Use Corridor designation is exactly appropriate for 


the subject lands for a number of reasons:  


 


1. The lands are well located for high density development 


The subject lands are located at the intersection of two arterial roads (Silver Creek Parkway 


and Speedvale Avenue) and adjacent to the Hanlon Expressway. The lands are not adjacent 


to low rise residential neighbourhoods and thus increases in height and density would have 


little impact on adjacent lands.  


 


2. The lands have capacity for intensification 


The lands are currently under-developed and have capacity for considerable intensification. 


There are two, single storey commercial plazas with associated surface parking lots on the 


property. Given that the lands are adjacent to high capacity transportation networks, there is 


considerable capacity on the lands for greater density of development at the scale envisioned 


by the Mixed Use Corridor designation.  


 


3. Mixed use development on the subject lands will not result in a loss of employment lands 


The subject lands are not designated employment lands. The lands have been zoned for 


commercial uses, with residential permissions for many years. While there are designated 


employment lands to the east, north and further to the west, the subject lands are not part of 


the City’s employment lands and therefore keeping the lands within the Mixed Use Corridor 


and allowing for intensification and mixed use development will not result in a loss to the City’s 


designated employment lands.  


 


4. Land use compatibility with adjacent employment lands can be addressed.  
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The Mixed Use Corridor designation allows for a range of land uses including medium and 


high density multiple unit residential buildings. Given that there are designated employment 


lands in close proximity to the subject lands, it is acknowledged that land use compatibility 


would have to be addressed should residential uses be proposed.  However, concerns that 


there may be land use compatibility issues should not be a reason to remove the subject lands 


from the Mixed Use Corridor designation. Existing official plan policies, as well as provincial 


policies and guidelines, require that any land use compatibility issues be addressed should 


residential uses be proposed.  


 


In conclusion, I ask that staff reconsider the land use designation for the subject lands that are 


proposed by Official Plan Amendment 80. For the reasons stated above, it is my opinion that retaining 


the lands within the Mixed Use Corridor is appropriate and will lead to development that better 


achieves the City’s long range planning and growth management objectives.    


Yours truly, 


 


MHBC 


 


 
 


 


Dan Currie, MA, MCIP, RPP 


Partner 


 


 


cc.  Mandy Scully, Armel Corp.  


 Chris Corosky, Armel Corp.  


  


 


 





