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115 Watson Parkway North, Guelph
April 15, 2026

File Nos. OZS24-015 and OZS25-014
Owner: Guelph Watson Holdings Inc.



DEVELOPMENT 
PROPOSAL

Images are conceptual.

Project Stats

Residential GFA 
(Buildings)

87,548 sm

Commercial GFA 2,818 sm

Total Apartment 
Units 

928

Residential 
Parking Ratio for 
Apt buildings 
(including visitor)

1 per unit 

Commercial 
Parking

43 stalls

Total Townhomes 201



PARKLAND DEDICATION 0.71 HA and Cash-in-lieu 

NATURAL HERITAGE 
CONSERVATION

0.35 HA

TRAIL DESIGN
Preliminary City’s trail design 
connecting Watson Rd North and 
Watson Parkway North

COMMERCIAL SPACE
Approximately 30,000 SF

Could accommodate a grocery 
store, drug store, etc.

INTERSECTION 
IMPROVEMENTS

Signalization at Starwood Drive and 
Watson Parkway North 

COMMUNITY 
BENEFITS



VIEW FROM WATSON 
PARKWAY NORTH

 Block 1

*Images are conceptual.





REQUEST #1 (ZONING BY-LAW)

“Despite Table 7.4, the tower portion of a building may be setback a minimum of 1 
metre from an interior side lot line and rear lot line when measured perpendicularly 
from the exterior wall of the first storey.” 

Conceptual Renderings



REQUEST #2 (ZONING BY-LAW)

“Despite additional regulation 4(a) for Tables 6.17 to 6.19, a minimum of 2.8 metres 
is permitted between the exterior side walls of one townhouse building to another 
townhouse building on exterior side walls containing opening to habitable rooms.”



REQUEST #3 (ZONING BY-LAW)

“Despite Table 6.18, a minimum common amenity area of 4.4 square metres per 
dwelling unit is required for back-to-back townhouses.” 

Conceptual Renderings



REQUEST #4 (ZONING BY-LAW)

“Despite Table 7.3, a minimum front yard along Watson Parkway North and an 
exterior side yard on Watson Road North of 2 metres is required for mixed-use 
buildings.”

Conceptual Renderings



REQUEST #5 (ZONING BY-LAW)

“Despite Section 5.2.1 (a), a minimum of one required parking space for back-to-
back townhouse units is permitted to be located a minimum distance of 1.95 metres 
from the street line and to the rear of the front wall of the main building for end 
units.” 

Conceptual Renderings
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REQUEST #6 (ZONING BY-LAW)

“Despite Table 6.19, B, a minimum dwelling unit width of 6.4 metres for back-to-
back townhouse units is permitted.”

6.4m



REQUEST #6 (ZONING BY-LAW)

“Despite Table 6.12, C, a minimum dwelling unit width of 5.7 metres for on-street 
townhouse units is permitted.” 

5.7m



REQUEST #6 (ZONING BY-LAW)

“Despite Table 6.10, B, a minimum lot frontage per dwelling unit of 5.7 metres is 
permitted.” 



REQUEST #7 (ZONING BY-LAW)

“Despite Table 7.4, for non-residential uses, 30 % of the surface area of the first 
storey of a building up to 4.5 metres from the ground along the street frontage of 
Watson Parkway North, shall be comprised of transparent windows and/or active 
entrances, when a building is within 15 m of an existing and proposed arterial 
and/or collector road, as identified in the City's Official Plan in force and effect on 
the effective date”

Conceptual Renderings



REQUEST #8 (ZONING BY-LAW)

For the General Provisions and Parking: "Section 5.2.2 shall not apply."



REQUEST #9 (DRAFT PLAN CONDITIONS)



REQUEST #10 (SITE PLAN CONDITIONS)



144 Watson Road North
• TIS Completed 2013 by LMM
• Starwood Drive/Watson Parkway North 

analyzed as signalized due to warrants

78 Starwood Drive
• TIS Completed 2013 by R.J. Burnside
• Starwood Drive/Watson Parkway North 

analyzed as signalized
• Noted that the intersection was forecasted to 

have long delays in 2014 after 78 Starwood 
Drive Development was included

20 and 37 Cityview Drive North
• TIS Completed 2014 by Paradigm
• Starwood Drive/Watson Parkway North 

analyzed as signalized due to warrants

History of Intersection Improvement Discussion



2022: Transportation Master Plan shows Starwood 
Drive/Watson Parkway North as recommended to be 
signalized

• Figure 6 (shown on the right)

2023: Development Charges Background Study – 
Consolidated Report

2024: Guelph Official Plan identifies Starwood 
Drive/Watson Parkway North for intersection 
improvements

City of Guelph Future Roadway Improvements



Performance 
Metric

Forecasted Background 
Traffic Analysis without 
Intersection 
Improvements 
(Unsignalized)

Forecasted Background 
Traffic Analysis with 
Intersection 
Improvements 
(Signalized)

Forecasted Total Traffic 
Analysis with 
Intersection 
Improvements 
(Signalized)

Level of 
Service

F B C

Control Delay 
(s)

766.8 13.1 28.1

High Delay expected in Future Background Scenario without Improvement
• Due to Left turning vehicles from Starwood onto Watson Parkway North

Future Background Traffic Analysis Results
Watson Parkway North Starwood Drive Intersection



Justification Description

Compliance

Sectional
Entire 

Percentage
Numerical Percentage

Minimum 
Vehicular 
Volume

A. Vehicle Volume, 
All Approaches 

(Avg. Hour)
843 117.1%

99.2%

B. Vehicle Volume, 
Along Minor 

Streets (Avg. Hour) 253 99.2%

Signal Warrants – Future Background Conditions

Justification 7 Warrants used 
from OTM Book 12

Background traffic effectively 
meets signal warrant

OTM notes that signals may 
be implemented to help 
address delay or safety 
concerns



Traffic Source Starwood Drive/Watson 
Parkway North Intersection 
( % of total volume )

115 Watson Parkway North 
Development

19%

North of the Railway Track 
Area*

9%

York Elizabeth Land Use 
Study Area

6%

Background Traffic Growth 66%

Total volume at Starwood 
Drive/Watson Parkway 
North Intersection is made 
up of a variety of sources

Majority of volume is the 
projected traffic growth at 
this intersection

Intersection Traffic 
Sources

* Area includes 78 Starwood Drive, 144 Watson Road North and 
20 and 37 Cityview Drive North Developments



Questions, Feedback, Comments?

THANK YOU
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