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From: Claudio Balbinot
To: David deGroot
Cc: Al Hearne; Todd Salter; "parimal gandhi"; "Paul Critchley"; ClerksDept
Subject: Guelph - 106 Carden St - Royal Inn & Suites Redevelopment Proposal
Date: April 2, 2012 9:40:17 AM
Attachments: Royal Inn 01_Elevations_10 Storeys_BJC.pdf

David,
 
As follow-up to our last meeting…..on behalf of Parimal Gandhi (Owner of Royal Inn & Suites – 106 Carden St) we are submitting the attached PDF file which reflects the Macdonell Street elevation for your consideration as the City
shapes the Secondary Plan for downtown Guelph.
 
Regards,
 
Claudio Balbinot MCIP, RPP
Agora Research Group Inc.
P.O. Box 13
Kleinburg, Ontario
L0J-1C0
Bus# 416-460-3383
Fax# 905-893-0755
 
***************************************************************************************************************************************************************************************************

This e-mail is confidential and intended solely for the use of the individual or organization to whom it is addressed. Do not copy, modify, distribute or take any action in reliance of this e-mail if you are not the intended recipient.  If you
have received this e-mail in error, please notify the sender and delete this e-mail from your system. Although this e-mail has been checked for viruses and other defects, no responsibility can be accepted for any loss or damage arising
from its receipt or use.
***************************************************************************************************************************************************************************************************
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March 23, 2012  
 
 
City of Guelph 
Community and Development Services 
1 Carden Street 
Guelph, ON 
N1H 3A1 
 
 
Attention:   Mr. Todd Salter, MCIP, RPP 
  
 
 
 
Dear Sir:  
 
Re:  Proposed Downtown Secondary Plan (October 2011)  
  Our File 10-664 
 
As you are aware, we act as planning consultants to Kilmer Brownfield 
Management Limited (‘Kilmer’) manager of Arthur EMPC Four Limited owned 
lands located on Arthur Street South and known as the ‘Woods One’ lands.  
Since our previous submission, Kilmer has entered into an arrangement with 
Fusion Homes, who will be the ultimate developer of the Woods One lands.  
 
Kilmer has been actively involved in a comprehensive review of redevelopment 
opportunities of the Woods One property and previously provided comments on 
the March 2011 draft Downtown Secondary Plan. Kilmer continues to support 
the City’s initiative to prepare a contemporary secondary plan to sustain and 
improve the vitality of its downtown. In particular, Kilmer concurs with, and 
supports the objectives established in the draft Secondary Plan (Section 7.11.2) 
for the St. Patrick’s Ward community in which the Kilmer lands are located.  
Redevelopment of this former industrial site to more intensive mixed 
residential/commercial uses will obviously result in increased contributions to 
the City’s tax base and a revitalization of St. Patrick’s Ward. 
 
Kilmer has actively participated in substantial community consultation regarding 
the redevelopment of its site and supports the site design principles that have 
been established through that consultation process. Kilmer submits that the 
secondary plan should reflect and implement those agreed-upon principles so 
that the results of this community consultation process will now be appropriately 
entrenched in the Secondary Plan.  Additional discussion is required as to how 
the principles in the Secondary Plan will be interpreted and implemented 
through future redevelopment plans and development applications.  

 

 
Walker, Nott, Dragicevic  
Associates Limited 
Planning 
Urban Design 
 

 

 

 

 
 
 
 
90 Eglinton Avenue East 
Suite 701 
Toronto, Ontario 
M4P 2Y3 
Tel. 416/968-3511 
Fax. 416/960-0172 
e-mail:  admin@wndplan.com 
web: www.wndplan.com 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Peter R. Walker, FCIP, RPP 
Wendy Nott, FCIP, RPP 
Robert A. Dragicevic, MCIP, RPP 
Senior Principals 
 
Andrew Ferancik, MCIP, RPP 

Senior Associate 
 
Martha Coffey 
Controller 
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1. Development Density  
The October 2011 draft Secondary Plan provides for (Section 11.1.7.11.7) a 
maximum site development for the Kilmer lands of 2.0 FSI (exclusive of above-
grade parking and the retained heritage structure) in response to   Kilmer’s 
previous submission. In addition, certain density/height bonuses now have 
been made available to lands east of the Speed River (Section 11.1.8.4).  
Kilmer supports these changes as they reflect the locational and physical 
attributes of the site as a significant intensification opportunity within the 
downtown (which is itself, a designated ‘Urban Growth Centre’ under the 
Provincial Growth Plan where a minimum density of 150 persons and 
job/hectare is required).    
 
However, additional built form policies have been advanced (Section 
11.1.7.11.6) which specify building separation distances and maximum floor 
plate sizes that will serve, in conjunction with building height restrictions 
(discussed below) to negate the potential to achieve the density of 2.0 FSI.  
Given the anticipated longer time horizon for the full redevelopment of the site, 
these additional policies may also limit required flexibility to adapt to changing 
planning and market considerations.  
 
2. Building Height 
The draft Secondary Plan (Schedule D) continues to propose building heights 
for the Kilmer lands ranging from 2-4 storeys along Arthur Street to 4 – 8 
storeys internal to the site and 4 – 10 storeys at the south end of the site.  The 
draft Secondary Plan does provide opportunities for an additional two storeys of 
building height through bonusing (Section 11.1.8.4); however, further policy 
clarification is required as to the implementation of these bonusing 
opportunities.  
 
3. Urban Design Master Plan 
The revised draft Secondary Plan continues to direct (Sections 11.1.7.11.5 and 
11.1.8.5.1) that an ‘Urban Design Master Plan’ be prepared for the Kilmer site 
prior to the approval of any zoning or site plan applications and further sets out 
detailed requirements for the site-specific master plan.  This requirement would 
suggest that the land uses, development densities and building height/mass as 
provided for in the Secondary Plan may not be realized until an ‘Urban Design 
Master Plan’ process is completed; a process that is non-statutory.  
 
As previously noted, the scale of this site will necessitate that redevelopment 
will occur in phases over an extended period of time as market demand 
presents itself.  Therefore, in order to respond to evolving market demands, the 
requirements for the urban design master plan (with the level of detailed 
prescribed) at the outset of the planning process will be too specific and would 
restrict a necessary level of flexibility to respond to such considerations through 
the redevelopment process.   
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It is acknowledged that the framework for the site redevelopment needs to be 
established (such as the general location of public/private roads, 
park/parkettes, development blocks, etc.) prior to initial development. However, 
in some instances the master plan requirements reflect a site plan level of 
detail.  For example, certain urban design master plan details are too specific 
(such as specific uses within buildings, shadow impacts/studies, affordable 
housing and so on) and are more appropriately reviewed as each specific 
development application comes forward.  
 
Therefore, Kilmer continues to request that Section 11.1.8.5.1 be substantially 
revised to require that an overall site development concept plan be prepared 
prior to redevelopment proceeding on the site (and not a detailed Urban Design 
Master Plan).  Such site development concept plan shall reflect the design 
principles of Section 11.1.7.11.4 and include: the general distribution of land 
uses (including public parks); an internal road system; the pedestrian access 
network; and, the identification of heritage buildings/structures to be retained.  
 
The more detailed Master Plan requirements (such as specific building 
proposals, shadow impacts, parking/loading facility design and so on) should 
be considered at the time of specific development applications (i.e. site plan 
approval). This approach will provide an ability for each phase of the site’s 
redevelopment to respond to municipal and market requirements over the 
anticipated longer period of time to full development; as contrasted with Section 
11.1.8.5.1 which suggests that buildings would have to be designed prior to any 
development proceeding on a portion of the site.  
 
Finally, while the proposed policies recognize the potential for alternative site 
redevelopment options, the sketches provided (Section 11.1.7.11.5) in fact 
show little variation; do not provide any assistance to the interpretation of the 
policy; and we continue to recommend that they be deleted from the Secondary 
Plan.  

 
4. Parking 
With respect to the Kilmer lands, parking structures will form an important 
component of the site mitigation strategy.  As a result, enclosing such 
structures with active uses on the ground floor (Section 7.2.5a)) may not be 
feasible.  Therefore, Kilmer continues to request that the wording of this section 
be from “generally contain active uses …” to “where feasible, contain active 
uses …”  
 
Finally, a portion of the Kilmer lands are located on the east side of Arthur 
Street and have historically been used for parking purposes.  Kilmer continues 
to request an additional policy be added to Section 7.11 which allows for the 
continued use of these lands for parking in support of the redevelopment on the 
west side of Arthur Street.  
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Concluding Remarks 
Kilmer will continue to work collaboratively with the City staff with respect to 
both the downtown secondary plan initiative and its site redevelopment 
program.  We would be happy to meet with you to discuss these comments to 
the draft Secondary Plan and please do not hesitate to contact the undersigned 
with respect to any of the comments raised herein.  
 
Yours very truly, 
 
WALKER, NOTT, DRAGICEVIC ASSOCIATES LIMITED 
Planning · Urban Design  

 
 
 

 

 
 

Wendy Nott, FCIP, RPP 
Senior Principal 
  
 
 
cc.   P. Kraft, Kilmer Brownfield Management Limited 
 M. Walker, Kilmer Brownfield Management Limited 
 D. DeGroot, City of Guelph 
 I. Panabaker, City of Guelph 
 L. Piccoli, Fusion Homes  
 
 

 

 



The Ward Residents’ Association 

honouring our past-developing our future 

 
David deGroot 
MCIP, RPP, MUDS | Urban Designer 
Planning, Engineering & Environmental  
Services Policy Planning 
 
March 27, 2012 
 
 
After much discussion TWRA feels we have made very clear to all stakeholders our position on certain 
items. To further clarify, we have noted the following based on recent discussions with Kilmer, Fusion, 
Councillors and City of Guelph Planners. 
 
The existing neighbourhood should not be behind the wall of new development. We would like the new 
development to naturally blend into the existing neighbourhood, to be a part of our neighbourhood. To 
that end, the following criteria should be incorporated in any future plans: 
 

• The sky view is as important as grade view; light is highly valued.  
• Residents should be able to see through the development, therefore incorporating open space.  
• Buildings should vary in character, incorporating a *mix of typologies throughout the 

development.  
• The form along the edges should incorporate a smooth transition and reflect qualities mentioned 

in the Characterization of the Ward document and visual examples of built form provided by 
TWRA to all stake-holders .  

• The development should be alive and contextual. We value grade related entrances that 
incorporate features such as porches etc.   

• Large stature street trees are also an important neighbourhood transitional element and sufficient 
soil volume and canopy space shall allow for these along the street frontage of the new 
development. (note: overhead hydro lines along street frontage of the site may require additional 
setbacks to allow for large stature trees 

 
 
**Please also note that the upper limit of the building height ranges proposed must be justified 
through the urban design master plan and re-zoning processes and address all built form issues. 
 
We acknowledge and are concerned regarding the challenges of remediation-related ventilation 
requirements and the presence of bedrock. We look forward to text regarding network of connections 
including the trail and bridges (2nd bridge) to coincide with images provided in the DDSP.  In addition, 
we look forward to seeing details in regards to concerns addressing the wall effect along Arthur. St. S. 
 
A good measure of success would be that current residents would want to live in the new development. 
We look forward to continuing discussions and are eager to see the above mentioned criteria incorporated 
in any future plans. 
 
Best regards, 
 
Maria Pezzano  
Chair, TWRA 
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April 13, 2012 

 

 

 

Mr. Todd Salter 

Acting General Manager Planning Services 

City of Guelph 

City Hall 

1 Carden Street 

Guelph ON   N1H 3A1 

 

 

RE:  Comments - Proposed Downtown Secondary Plan - City of Guelph 

 

 

Dear Mr. Salter: 

 

As you are aware, our firm is acting on behalf of Fusion Homes in the matter of the proposed Downtown 

Secondary Plan (DSP) for the City of Guelph.  Recently, Fusion entered into an agreement with Arthur EMPC Four 

Limited to acquire and develop on the 5 Arthur Street site. 

 

We would like to thank the City of Guelph for its commitment to the stakeholder consultation process for the 

proposed DSP and in particular to the property at 5 Arthur Street South (the subject site).  We feel that the process 

has been very useful and has allowed stakeholders an opportunity to discuss the key issues related to the 

secondary plan in an effort to promote some clear and equitable solutions.  As you know, the consultation process 

has allowed us to explain the important challenges of the Arthur Street site to various stakeholders. 

 

In addition, we appreciate the leadership provided by your staff during the process to date.  Staff has facilitated a 

number of meetings in particular with representatives of the Ward Residents which has been a positive step in 

building some consensus amongst the many groups and individuals involved in reviewing the draft DSP.  We are 

appreciative of the time and efforts of staff in this regard.  

 

We continue to believe that the best and most practical approach in dealing with the subject site as part of the 

proposed DSP is to provide appropriate policies that are specific to the site yet provide a level of flexibility to deal 

with both the opportunities and constraints that will shape the ultimate development in this location.  The policies 

should establish the basic parameters for development to occur while at the same time allowing for the latitude to 

consider various approaches and design techniques to achieve our vision while taking into account changing 

market considerations. 
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Over the last several months, we have had the opportunity to review with you a number of matters that we feel 

will significantly influence the shape, quality and scale of development options that will be considered for the 

subject site.  These relate to: 

 

• Use of S. 37 of the Planning Act to deal exclusively with community benefits as intended in the Provincial 

legislation over and above as-of-right planning polices;   

 

• Limitations on Floor Plate sizes which will have an impact on achieving the floor space ratios provided for in 

the draft plan (there should be no restrictions on floor plate size up to and including six stories.  For the 7
th

 

storey and above, a maximum floor plate size of 1,200 square metres per storey is acceptable); 

 

• Building Height limitations and the related impacts on the achievement of the development principles on 

which the plan is based; 

 

• Separation distances between buildings and the impact on creative solutions to maximize open space and 

view corridors on the site; 

 

• The mix and distribution of uses permitted on the site in order to maintain a level of flexibility to deal with 

the market forces as the development is phased; 

 

• Active uses around above ground parking which provide limitations in various circumstances; 

 

• Protection of key view corridors; 

 

• Limitations on retail space (overall and on a per unit basis) which constrain options for creative mixed use 

considerations; 

 

• Right-of-way widths and permission for private roads wherein such standards are suitable and practical in a 

condominium development; 

 

• Subsequent approval processes and requirements prior to development occurring; and, 

 

• Interpretation and implementation of the proposed policies from the perspective of the policies which 

provides guidance to land use but maintain a level of flexibility to allow for creative solutions and 

unnecessary amendments to the plan as we move forward with our vision of a landmark development on 

the Arthur St site. 

 

During our discussions, we have advanced the position that it is extremely important that the fundamental policy 

variables related to the height, density and footprint/building massing work in harmony to assist in achieving the 

City’s stated objectives while at the same time allowing for our vision for the subject site to come to fruition. 
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Furthermore, we acknowledge that our most recent discussions regarding the proposed DSP have provided us with 

some level of comfort regarding the policy directions that you may be advancing in your staff report to Council.  

This includes some positive modifications that will assist us to better understand the implications of the Plan 

regarding the development of the subject site. 

 

As previously mentioned, we are in general agreement with the principles that form the basis of the proposed DSP.  

Also, we remain optimistic that the recommended plan will deal with a majority of the issues we have raised.  Our 

understanding through our various discussions is that the policy directions considered for recommendation by 

staff will include the following: 

 

Height, Density and Bonus 

 

A level of flexibility that will permit some additional height on the site in addition to the general guideline that 

will be provided in the DSP without the requirement of an official plan amendment based on the completion of 

an urban design master plan. We request that the DSP provides for a general height to at least 16 storeys 

across the subject site with up to 4 storeys along the Arthur Street frontage. 

 

A floor space index of 2.0 FSI as-of-right with provision for additional building massing through bonus. 

 

Requirement of an Urban Design Master Plan 

 

The Urban Design Master Plan will not be an extra step in the process but will accompany the Zoning By-law 

amendment application and will be used to inform the rezoning. 

 

The Urban Design Master Plan is a flexible document and may be changed through subsequent development 

phases and related applications so that the subject site can accommodate changing market conditions and/or 

other circumstances. 

 

Any conceptual diagrams contained in the DSP are for illustrative purposes only. 

 

Details of Section 11.1.7.11.4 

 

Language will recognize that the Urban Design Master Plan will respond to the principles in this section and 

that there may be a diversity of potential outcomes. 

 

Definition of Compatible 

 

Language will recognize that development or redevelopment can co-exist with surrounding areas. 

 

Level of Uncertainty 

 

Any subsequent studies that the City undertakes will not be a prerequisite for any development to be 

permitted. 
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Affordable housing targets will coincide with those identified in the City-wide official plan being considered (ie 

30%) however related implementation strategies should include affordable housing available within the 

existing housing stock as part of the solution. 

 

Any pedestrian bridges suggested, crossing over the Speed River, need to specify how these community 

benefits will be accommodated by the City. 

 

General Items 

 

Floor plate templates across the subject site need to provide flexibility to allow for creative building forms. 

 

Language needs to recognize that active uses around above ground parking be accommodated where feasible. 

 

Distance separation between buildings should not be restrictive but should take into consideration views and 

shadowing effects. 

 

View corridors are important however are directly linked to the provisions of the plan related to height, density 

and bonus. 

 

Amount of retail space should not be limited across the subject site but can be controlled through the size of 

units permitted in certain areas for example in the general area south of the heritage building. 

 

Also, the proposed plan needs to be clear that the lands on the east side of Arthur St (yet part of the 5 Arthur St 

subject site) allow for the continued use of those lands for parking purposes as they will form an integral part of 

the redevelopment of the 5 Arthur St property.  

 

 

We will review the final plan for the DSP being recommended by staff when it becomes available.  Subsequently, 

we will provide you with our additional comments. 

 

We look forward to working with the City to make the development of the downtown area and the Arthur St. site 

appropriate, successful and in the best interest of the community.  Our expectation is that this project will be a 

showcase for urban development for the City. 

 

We would like to thank you for your cooperation and assistance in this matter. 

 

Yours truly, 

 

 

 

 

Daniel Leeming, FCIP, RPP 

Partner 
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Cc Lee Piccoli, Fusion Homes 

 Larry Kotseff, Fusion Homes 

 Ron Palmer, The Planning Partnership 

 Ian Panabaker, City of Guelph 

 David deGroot, City of Guelph 
 
 




