
 
 
 

Planning Application Reports
 
 
 
Attached are the Planning Application Reports for which Guelph City Council will hold 
the statutory public meeting on July 10th, 2006 at 6:30 p.m. 
 
 

1. 1453 Gordon Street – Proposed Official Plan and Zoning By-law 
Amendment (File ZC0502/OP0501) – Ward 6 

 
2. 204, 210, 214 and 222 College Avenue East – Proposed Official Plan and 

Zoning By-law Amendment (File OP0507, ZC0517) 
 

3. 1211, 1221 and 1231 Gordon Street – Proposed Zoning By-law Amendment 
(ZC0515), Ward 6 

 
As per the direction of Council, all reports for matters requiring a public meeting under 
the Planning Act, are to be distributed one week prior to the meeting. 
 
 
 
Please retain this copy of the reports and bring it to the 
July 10, 2006 Council Planning meeting. 



       
 

    
Report: 06-47 

PLANNING & DEVELOPMENT SERVICES 
 
 
TO:  Council 
 
DATE: 2006/07/10 
 
SUBJECT: 1453 GORDON STREET – Proposed Official Plan and Zoning By-law 

Amendment (File ZC0502/OP0501) - Ward 6  
 
 
RECOMMENDATION: 

THAT report 06-47 regarding 1453 Gordon Street from Planning and Development 
Services dated July 10, 2006 BE RECEIVED; and 
  
THAT the revised application (OP0501/ZC0502) by Astrid J. Clos Planning 
Consultants on behalf of Reid's Heritage Homes for a site specific Official Plan 
Amendment at 1453 Gordon Street to permit an office-residential development 
within the “General Residential” land use designation BE APPROVED, in the form 
outlined in SCHEDULE 3 of Planning report 06-47 dated July 10, 2006; and 
 
THAT the revised application (OP0501/ZC0502) by Astrid J. Clos Planning 
Consultants on behalf of Reid's Heritage Homes for a Zoning By-law Amendment 
affecting the property municipally known as 1453 Gordon Street, BE APPROVED 
in accordance with the permitted uses and conditions provided in SCHEDULE 2 
of Planning report #06-47 dated July 10, 2006. 
 
SUMMARY: 

Proposed Official Plan and Zoning By-law Amendment to permit an Office-Residential 
Development at 1453 Gordon Street. 
 
BACKGROUND: 

Application History 
The original application for an Official Plan and Zoning By-law amendment was 
circulated on May 10, 2005. This application included the properties located at 1453, 
1467, 1471, 1475, 1483 and 1499 Gordon Street (see Schedule 4). This application 
proposed to redesignate and rezone these properties to permit a new neighbourhood 
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commercial centre through commercial expansion north and south of the existing 
service station, known as Brock Road Garage.  
In March of 2006, the owner of the most northerly property at 1453 Gordon Street 
(Reid’s Heritage Homes) requested that the development proposed on this separately 
owned parcel be brought forward for Council’s consideration independent of the other 
properties included in the original application. As such, the application has been revised 
to request the proposed uses through a site specific Official Plan amendment and 
rezoning. The property subject to this current application contains a heritage farm house 
that is on the City’s heritage inventory. The subject site is separated from the balance of 
the lands included in the original application by Heritage Drive, which serves as the 
main access from Gordon Street to the adjacent draft approved Conservation Estates 
Subdivision to the west (see Schedule 4).  
The current proposal shown on Schedule 7 is to permit office uses with a maximum 
gross floor area of 455 square metres at 1453 Gordon Street. The proposal would 
involve the retention and renovation of the heritage farm house. The proposed building 
elevations are shown on Schedule 8. This request is consistent with what was 
proposed for this property within the initial application.  
To accommodate the current proposal, the application has been revised to recognize 
the proposed uses through a site specific Official Plan Amendment and rezoning. The 
original application intended to accommodate this particular development at 1453 
Gordon Street as part of the larger “Neighbourhood Commercial” Official Plan 
designation proposed for all the other properties included in the initial application. The 
revised application to allow office-residential uses at 1453 Gordon Street can now be 
reviewed and considered in isolation of many of the larger issues associated with the 
creation of a new neighbourhood commercial node along this section of Gordon Street. 
 
Location 
The subject site is a 0.19 hectare parcel located at the northwest corner of Gordon 
Street and Heritage Drive (see Location Map on Schedule 1). The site has 
approximately 36 metres of frontage on Gordon Street. Adjacent lands to the south 
consist of an existing service station (Brock Road Garage) and an existing single 
detached dwelling, which were included in the original application. The lands to the 
north are large single detached lots fronting onto Gordon Street, which are proposed to 
be redeveloped as a future cluster townhouse project in conjunction with the adjacent 
draft approved Conservation Estates Subdivision to the west (23T-03506/ZC0318). A 
zoning by-law amendment application (ZC0605) has been received for this adjacent 
townhouse development to the north at 1405, 1409, 1427 and 1441 Gordon Street (see 
Schedule 4). Lands located on the east side of Gordon Street include a church, single 
detached lots and a commercial plaza. 
 
Official Plan Designation 
The subject property is designated “Medium Density Residential” in the City of Guelph 
Official Plan (see Schedule 5). This designation permits multiple unit residential 
buildings in the form of townhouses, row dwellings and walk-up apartments at a 
minimum of 20 units per hectare to a maximum of 100 units per hectare.  
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Existing Zoning 
The subject land is zoned R.1B (Residential Single Detached). The adjacent land to the 
rear has recently been rezoned to R.1D (Residential Single Detached) to permit lots for 
detached dwellings in conjunction with the draft plan approval of the Conservation 
Estates Subdivision. The existing zoning is shown on Schedule 6. 
 
The following uses are permitted in the R.1B zone: 

• Single Detached 
Dwelling 

• Accessory Apartment 
• Bed and Breakfast 

• Day Care Centre 
• Group Home 
• Home Occupation 
• Lodging House 

 
REPORT: 

Description of Official Plan Amendment 
Official Plan policy 7.2.26 permits certain non-residential uses within residential areas, 
such as schools, churches, day care centres, parks and recreational facilities. In 
addition, convenience commercial uses that provide goods and services primarily to 
residents in the surrounding neighbourhood are also permitted up to a maximum of 300 
square metres. The proposed office use is not considered a convenience commercial 
use and therefore requires an Official Plan Amendment. 
A number of site-specific Official Plan Amendments to permit office uses within the 
General Residential designation have been supported and approved by Council, which 
are listed in Official Plan policy 7.2.30. The site specific exemption proposed for this 
application would add the following to Official Plan policy 7.2.30:  
  “In addition to the provisions of policy 7.2.26, office, personal service, and 

medical office uses in conjunction with, or without residential units shall be 
permitted on property known municipally as 1453 Gordon Street. The maximum 
gross leasable floor area shall be limited to 455 square metres 

 
Description of Zoning By-law Amendment 
The applicant proposes to change the zoning on the subject lands from the existing 
Single Detached Residential (R.1B) Zone to a Specialized Office Residential (OR-?) 
Zone to permit approximately 455 square metres of gross floor area for office use. 
Specialized zoning is proposed to address a number of site design issues that are 
associated with the adaptive reuse of the heritage dwelling. The specialized zoning 
regulations proposed include: 

• limiting the maximum gross floor area to 455 square metres; 
• minimum rear yard of 1.8 metres (10 metres required); 
• minimum side yard of 1.8 metres (3 metres required where side yard abuts a 

residential zone); 
• increasing the maximum front and exterior side yard based on the location of the 

existing buildings (7.5 metres required); 
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• reducing the off-street parking requirement for an office use from 14 required 
parking spaces to 11 parking spaces; 

• permitting off-street parking within the front yard and a minimum of 1 metre from 
Heritage Drive (3 metres required); and 

• provision of a 1.8 metre high solid wood privacy fence along the northerly and 
westerly lot lines. 

 
The permitted uses and regulations of the Specialized Office Residential (OR-?) Zone 
are shown in Schedule 2.  
 
Planning Analysis 
Official Plan  
This application seeks to establish a non-residential use in an area that is designated 
for residential uses. Section 7.2.27 of the Official Plan sets out criteria for establishing 
non-residential uses in a residential area. Planning staff have considered this 
application in terms of these criteria and conclude that the proposal satisfies Section 
7.2.27 as follows: 
 
7.2.27.1 
In addition to implementing the objectives and policies of subsection 3.6, Urban Design, 
non-residential uses shall:  
a) Be located on an arterial or collector road:  

The subject property is located at the intersection of Gordon Street and Heritage 
Drive, which is on an arterial road and the main access to the Conservation 
Estates subdivision. 

b) Be located on the property in a manner which minimizes the impact of traffic, noise, 
signs and lighting on adjoining residential properties:  

The property will maintain its residential appearance with the retention and 
renovation of the existing heritage home. The scale of the proposed office uses 
are not expected to create activity volumes or traffic patterns that will disrupt the 
function of adjacent and surrounding sites. Site plan approval is required for this 
application to review access, parking, lighting and general site design.  

c) Have adequate landscaping and screening to promote compatibility with adjacent 
activities:  

Site plan approval will ensure that the site is designed to minimize impacts on 
adjacent residential properties. The specialized zoning regulations include the 
requirement to provide a solid wood privacy fence to screen the proposed one 
storey office building from the adjacent residential properties. 

d) Have sufficient off-street parking, circulation and access points:  
The applicant proposes approximately 452 square metres of gross floor area on 
the subject site for office uses. A total of 14 parking spaces would be required for 
the office uses, based on the parking ratio of 1 space per 33 square metres in the 
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zoning by-law. A personal service establishment requires a greater amount of 
parking at a ratio of 1 parking space per 16.5 square metres of gross floor area. 
Dwelling units would require 1 parking space per unit. 
A total of 11 parking spaces are shown on the concept plan to accommodate the 
office uses proposed on the subject site. Specialized off-street parking 
regulations are included in Schedule 2 to permit an office use parking ratio of 1 
parking space per 41.36 square metres of gross floor area. The parking 
requirement for a personal service establishment would remain at the current 
standard of 1 parking space per 16.5 square metres. It has been recognized that 
the application of this higher parking standard would make it difficult to 
accommodate a personal service establishment on the subject site.  
This reduction in the number of required off-street parking spaces for the 
proposed office use is considered appropriate. The irregular shape of the 
proposed addition creates a higher proportion of ancillary floor space, thereby 
reducing the amount of usable office floor space within the building. In addition, 
Section 4.13.4.5 of the Zoning By-law also provides flexibility to allow a 20% 
reduction in the number of required off-street parking spaces for designated 
heritage structures. The owner does intend to designate the heritage farm house 
under the Ontario Heritage Act. Heritage Guelph is currently preparing a 
recommendation for designation of the property to Council, which will be 
presented at their next meeting on June 26, 2006. Site plan approval is required 
to address the layout and treatment of the parking area.   

e) Have adequate municipal services:  
The property has full municipal services. The owner will be responsible for their 
share of the actual cost of the new municipal services that have been installed 
along Gordon Street.  

 
7.2.27.2  
Non-residential uses will be encouraged to concentrate at neighbourhood “nodes”:  

The proposed use fits well within the residential and commercial mixed use 
context of the area and satisfies this criterion of the Official Plan. Schedule 5 
shows the Official Plan designation of surrounding properties.  

 
South Gordon Community Plan 
The South Gordon Community Plan, approved by Council in 1999, includes policy to 
allow additional office locations to be considered along the Gordon Street corridor in 
appropriate locations (Policy 11.6.4). The subject property is considered a suitable 
location to encourage this type of mixed use. The site is located along a major arterial 
road with excellent accessibility to transit and within walking distance of surrounding 
existing and future residential neighbourhoods. The retention and adaptive reuse of the 
heritage dwelling also supports the policy of the Community Plan to incorporate 
significant built heritage resources within development plans wherever possible. The 
design of the proposed addition will also maintain the views to the heritage farm house 
along the Gordon Street corridor. 
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Commercial Policy Review 
Official Plan Amendment (OPA) #29 was adopted by Council on March 29, 2006 to 
modify the commercial policy planning framework of the Official Plan. This application 
has been evaluated relative to OPA #29 and is consistent with this new commercial 
policy framework adopted in the Official Plan, as it no longer proposes a Neighbourhood 
Commercial designation. 
 
Urban Design  
The proposed development provides the opportunity to preserve and enhance the 
existing heritage farm house and to serve as a focal point on the streetscape as an 
attractive entranceway feature to the new Conservation Estates residential 
neighbourhood. Urban design guidelines will be applied during the site plan approval 
process to ensure the renovation and addition to the heritage house displays a high 
quality of design that is complementary and compatible with the surrounding residential 
neighbourhood. The design and articulation of the one storey addition will minimize its 
massing and presence on the site to maintain the views of the heritage house from 
Gordon Street. Heritage Guelph has provided support for this application and concept 
plan at their Committee meeting held May 23, 2006. (see Schedule 9). The site plan 
approval process will also be used to secure architectural details.   
 
Conclusions 
The development proposal for 1453 Gordon Street is supported by Planning staff, 
subject to the regulations and conditions outlined in Schedule 2. The subject property 
can accommodate the uses proposed within the Office Residential (OR) Zone in a 
manner that is compatible with surrounding properties. The application meets the 
criteria established in the Official Plan for non-residential uses in residential area. Site 
plan approval will be required to provide a detailed review of various development 
components, including access, parking, landscaping and general site design. Urban 
design objectives will also be implemented through the site plan approval process. 
 
Public Comments 
An informal public meeting was held on September 21, 2005 with area residents to 
identify and discuss issues with the initial application. The concerns raised were related 
to the larger “Neighbourhood Commercial” designation proposed on all the properties 
included within the original application. This included concerns raised over the need for 
additional commercial lands in this location, impact of additional traffic on Gordon 
Street, and the loss of medium density designated lands. The public comments received 
during the circulation of the original application are contained in Schedule 8. 
These issues are not considered to be closely related to the current application under 
consideration, which now involves the individual property at 1453 Gordon Street. The 
development proposed under the current application is at an appropriate scale to 
minimize traffic disruption and any impact on surrounding residential properties. In 
addition, the office uses proposed on this 0.19 hectare site will have little impact in 
terms of the loss of designated Medium Density residential lands. Medium density 
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housing projects have been developed and are proposed to be developed on a number 
of surrounding sites along the Gordon Street corridor.  
 
CORPORATE STRATEGIC PLAN: 

Supports Strategic Plan Directions 1 and 2:  
1) To manage growth in a balanced and sustainable manner.  
2) Diversifying and building upon our competitive strengths to create a positive 

environment for business investment. 
DEPARTMENTAL CONSULTATION/CONCURRENCE: 

The comments received in the review of the application are included on Schedule 7. 
 
ATTACHMENTS: Schedule 1 – Location Map 

Schedule 2 – Regulations and Conditions 
Schedule 3 – Proposed Official Plan Amendment  
Schedule 4 – Lands Included in Original Application  
Schedule 5 – Existing Official Plan Designations 
Schedule 6 – Existing Zoning  
Schedule 7 – Concept Plan 
Schedule 8 – Proposed Building Elevations  
Schedule 9 – Circulation Comments  
Schedule 10 – Public Notification Summary  
 

 
 
__________________________   __________________________ 
Prepared By:      Recommended By: 
Chris DeVriendt     R. Scott Hannah 
Senior Development Planner Manager of Development  
(519) 837-5616 ext. 2360 Services  
chris.devriendt@guelph.ca    (519) 837-5616 ext. 2359 
       scott.hannah@guelph.ca 
 
__________________________   __________________________ 
Recommended By:     Approved for Presentation: 
Jim Riddell      Larry Kotseff 
Director of Planning and Development   Chief Administrative Officer 
Services      
(519) 837-5616 ext. 2361 
jim.riddell@guelph.ca  
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SCHEDULE 1 
LOCATION MAP 
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SCHEDULE 2 
REGULATIONS AND CONDITIONS 

 
The property affected by this zoning amendment is municipally known as 1453 Gordon 
Street. The following zoning is proposed: 
 
Specialized Office-Residential (OR-?) Zone 
 
Permitted Uses 
 

• Accessory Apartment in 
accordance with Section 4.15.1 

• Artisan Studio 
• Bed and Breakfast establishment 

in accordance with Section 4.27 
• Day Care Centre in accordance 

with Section 4.26 
• Dwelling Units with permitted 

commercial Uses in the same 
Building in accordance with 
Section 4.15.2 

• Duplex Dwelling 
• Group Home in accordance with 

Section 4.25 
• Home for the Aged or rest home 

developed in accordance with 
R.4D Zone Regulations 

• Home Occupations in 
accordance with Section 4.19 

• Lodging House in accordance 
with Section 4.25 

• Medical Office 
• Office 
• Personal Service Establishment 
• School 
• Semi-Detached Dwelling 
• Single Detached Dwelling 
• Tourist Home 
• Accessory Uses in accordance 

with Section 4.23 
• Occasional Uses in accordance 

with Section 4.21 
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Regulations 
 
In accordance with Section 6.5.2 of Zoning By-law (1995) – 14864, as amended, with 
the following exception: 
 

1. Maximum Gross Floor Area 
455 square metres. 
 

2. Minimum Rear Yard  
1.8 metres  
 

3. Minimum Side Yard  
1.8 metres  
 

4. Maximum Front or Exterior Side Yard  
Despite Line 5 in Table 6.5.2, the maximum front and exterior side yards shall be 
defined by the lines of building occupation existing on the date of passing of this 
By-law. 
 

5. Off-Street Parking Ratios 
Office – 1 Parking Space for each 41.4 square metres of gross floor area  
 

6. Off-Street Parking Location 
Despite Section 4.13.2.3, off-street parking may be provided in the front yard and 
a minimum of 1 metre from the street line of Heritage Drive. 
 

7. Buffer Strips 
A 1.8 metre high solid wood privacy fence shall be provided along the northerly 
and westerly lot lines. 

  
 

Conditions of Site Plan Approval 
 
The following conditions are for the information of City Council and will be implemented 
through the site plan approval process: 

 
1. That prior to any grading or servicing of the lands, the Owner shall enter into a 

Site Plan Control Agreement registered on title and satisfactory to the City 
Solicitor. Such agreement shall include, but not be limited to, provisions 
regarding parking, grading, servicing, access, implementation of stormwater 
management and payment of frontage charges for existing services. The 
following conditions must be addressed or included in the Site Plan Agreement: 
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a. The owner shall pay to the City, $34.64 per metre of frontage which 
represents the owner's share of the cost of the existing watermain on 
Gordon Street. 

b. The owner shall pay to the City its share of the actual cost of constructing 
municipal services on Gordon Street across the frontage of the lands 
including roadworks, sanitary sewer, storm sewer, curb and gutter, 
catchbasins, sidewalks and street lighting as determined by the City 
Engineer. 

c. The owner shall pay the actual cost of constructing and installing any 
service laterals required, as determined by the City Engineer. 

d. The owner shall pay to the City its share of the actual cost, as determined 
by the City Engineer, of any existing municipal stormwater drainage 
system that the owner uses as an outlet for the lands. 

e. The owner shall connect any existing buildings to be retained within the 
lands to the existing municipal sanitary sewer and watermain to the 
satisfaction of the City Engineer. 

f. Any domestic wells and boreholes drilled for hydrogeological or 
geotechnical investigations shall be properly abandoned at the cost of the 
owner in accordance with current Ministry of the Environment Regulations 
and Guidelines to the satisfaction of the City Engineer. 
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SCHEDULE 3 
PROPOSED OFFICIAL PLAN AMENDMENT 

 
 
Amend the Official Plan text by the addition of a new site specific sub-policy. Amend 
Official Plan Policy 7.2.30, Non-Residential Uses in Residential Areas, by adding the 
following clause: 
 
15 “In addition to the provisions of policy 7.2.26, office, personal service, and 

medical office uses in conjunction with, or without residential units shall be 
permitted on property known municipally as 1453 Gordon Street. The maximum 
gross leasable floor area shall be limited to 455 square metres  
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SCHEDULE 4 
SUBJECT LANDS AND ADDITIONAL LANDS INCLUDED WITHIN 

ORIGINAL APPLICATION 
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SCHEDULE 5 
OFFICIAL PLAN  
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SCHEDULE 6 
EXISTING ZONING 
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SCHEDULE 7 
CONCEPT PLAN 
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SCHEDULE 8 
PROPOSED BUILDING ELEVATIONS 
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SCHEDULE 9 
CIRCULATION COMMENTS 

 

RESPONDENT
NO 

OBJECTION 
OR 

COMMENT

CONDITIONAL 
SUPPORT ISSUES/CONCERNS

Planning and Development 
Services   • Support proposal subject to conditions 

outlined in Schedule 2 

City Engineer 
   

• Support proposal subject to conditions 
outlined in Schedule 2 (see attached 
letter) 

Community Services    
G.R.C.A.    

Heritage Guelph   • Support application and concept plan 
(see attached letter) 

Guelph Field Naturalists    
Guelph Development 
Association   • Support proposal 

Finance   • Development charges 
Fire    
Police    
Health Unit    
Upper Grand School District    
Wellington Catholic School 
Board    

Guelph Hydro    

Public Comments Received related to original “Neighbourhood Commercial” proposal 

Lee and Sandy Drexler 
  • Traffic related concerns with commercial 

expansion (see attached letter) 
Rob and Chris Reid 

  • Traffic related concerns with commercial 
expansion (see attached letter) 

Wellington and Guelph Housing 
Committee   • Concern with loss of “medium Density” 

designated lands (see attached letter) 
Dr. Vincent Yeung 

  
• Traffic related concerns with commercial 

expansion in this location (see attached 
letter) 

Dr. Allison Daub 
  

• Concerns with additional commercial 
development in this area (see attached 
letter) 

Robert and Catherine Brown  

  

• Concern with privacy and stormwater of 
proposed office and commercial building 
adjacent to their property (see attached 
letter) 
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SCHEDULE 10 
PUBLIC NOTIFICATION SUMMARY 

 
 

January 28, 2005  Application received by the City of Guelph. 
 
March 9, 2005  Notice of Application sign erected on the property. 
 
April 25, 2005 Report to Planning, Environment and Transportation 

Committee seeking approval to circulate the application. 
 
May 10, 2005 Notice of Application mailed to prescribed agencies and 

surrounding property owners within 120 metres. 
 
March 8, 2006 Request received from Reid’s Heritage Homes to separate 

their property at 1453 Gordon Street from the rest of the 
properties included in the application in order for it to be 
brought forward for Council’s consideration. 

 
June 16, 2006 Notice of Public Meeting mailed to prescribed agencies and 

surrounding property owners within 120 metres. 
 
June 20, 2006 Courtesy Notice of Public Meeting advertised in Guelph 

Tribune. 
 
July 10, 2006 Public Meeting of City Council  
 

 

 

AA  GGrreeaatt  PPllaaccee  ttoo  CCaallll  HHoommee  
Page 20 of 56  



       
 

    
Report:  

PLANNING & DEVELOPMENT SERVICES 
(REPORT 06-38) 
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TO:  Council 
 
DATE: 2006/07/10 
 
SUBJECT: 204, 210, 214 and 222 College Avenue East: Proposed Official Plan 

and Zoning By-law Amendment (File # OP0507, ZC0517) 
 
 
RECOMMENDATION: 
 
“THAT report 06-38 regarding 204, 210, 214 and 222 College Avenue East from 
Planning and Development Services dated July 10, 2006 BE RECEIVED; and  
 
THAT the application by H. Ragetlie on behalf of the owners of 204, 210, 214 and 
222 College Avenue East for an Official Plan Amendment from the “Open Space” 
designation to the “General Residential” designation affecting properties 
municipally known as 204, 210, 214 and 222 College Avenue East and legally 
described as Part Lot 5, Concession 2, Division G, City of Guelph, BE 
APPROVED, in the form outlined in Schedule 2 of the Planning Report 06-38 
dated July 10, 2006; and 
 
THAT the application by H. Ragetlie on behalf of the owners of 204, 210, 214 and 
222 College Avenue East for a Zoning By-law amendment from the P.5 
(Commercial Recreation Park) Zone to the R.1A (Residential Single Detached) 
Zone affecting properties municipally known as 204, 210, 214 and 222 College 
Avenue East and legally described as Part Lot 5, Concession 2, Division G, City of 
Guelph, BE APPROVED, in the form of a Holding Zone and in accordance with the 
regulations and conditions set out in Schedule 3 of the Planning Report 06-38 
dated July 10, 2006.” 
 
BACKGROUND: 
 
Location:  The subject properties are situated on the north side of College Avenue 
East, east of the intersection of The University of Guelph’s East Ring Road and College 
Avenue. Lands belonging to the University of Guelph (institutional buildings, sports 
fields, The Arboretum) including The Cutten Club (private golf and tennis club) surround 
the subject properties (see Schedule 1). 
 
Official Plan Designation:  The subject properties are designated “Open Space” in the 
City of Guelph Official Plan.  
 
The Official Plan states that “the predominant use of land designated “Open Space” in 
Schedule 1 shall be for public and private recreational uses and facilities, parks, golf 
courses, conservation lands, school sites, and cemeteries. This designation is also 
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intended to support the protection of natural heritage features and cultural heritage 
resource conservation.” 
 
This application includes an amendment to the Official Plan. 
 
Existing Zoning: The subject properties are zoned P.5 (Commercial Recreation Park) 
Zone which permits club, outdoor sportsfield facilities and recreation centre. 
 
Application Background:  In November 2005, Planning staff reported to the Planning, 
Environment and Transportation Committee on a letter received from the subject 
properties’ owners stating that they were unaware that their properties had been 
designated as “Open Space” in the Official Plan in 1987 and that the zoning of their 
properties had been amended in 1995 from ‘A’ Agricultural to P.5 Commercial 
Recreation Park. The property owners requested that the City designate and zone the 
properties for residential single detached use and waive the fees for the applications.   
 
At their meeting on November 21, 2005, Council passed the following resolution: 
 
“THAT the report dated November 14, 2005 from the Planning and Building Services 
Department regarding the zoning of 204, 210, 214 and 222 College Avenue East be 
received for information; 
 
AND THAT if the land owners wish to redesignate and change the zoning of their 
properties then the appropriate official plan and zoning amendment applications should 
be submitted with the applicable fee being waived; 
 
AND THAT staff report back on the issue of municipal services for these properties with 
the zoning applications.” 
 
REPORT: 
 
Description of the Proposed Official Plan Amendment: The applicant proposes to 
amend the Official Plan designation on the property from the “Open Space” designation 
to the “General Residential” designation (Schedule 4). This amendment would 
recognize the existing residential properties for long term use in their current low-rise 
residential form.   
 
Description of the Proposed Zoning By-law Amendment: The applicant proposes to 
amend the zoning of the subject properties from the P.5 (Commercial Recreation Park) 
Zone to the R.1A (Residential Single Detached) Zone to recognize the four existing 
detached dwellings (Schedule 5). There is no development proposed with this 
application. 
 
Planning Analysis: The existing dwellings were constructed prior to 1960 and were 
within the Township of Puslinch until the lands were annexed into the City of Guelph in 
1963. Until 1995, the zoning on the lands was A (Agriculture) under the City of Guelph 
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Zoning By-law (1971) - 7666. The subject properties have been designated in the 
Official Plan since 1987 as “Open Space”. While the specific reason for the designation 
and zoning changes for these properties is unclear, Planning staff note that it is likely 
that these properties were included within the open space designation because the 
surrounding lands have historic use as recreation lands and open space. Also, given 
that they are the only residential properties on College Avenue between Gordon Street 
and Victoria Road open space and recreation lands may have been viewed as a more 
appropriate future, long term land use in the area rather than pockets of residential 
development on private services. 
 
Section 7.12 of the Official Plan sets out the criteria to be considered when private lands 
designated “Open Space” are proposed to be changed to a land use other than open 
space (Schedule 6). This policy is intended to protect lands that have natural heritage 
value, cultural heritage value or are required to provide open space and recreational 
areas. Given the existing residential use of the subject properties, Planning staff 
conclude that this policy does not apply in this instance.  
 
Planning staff conclude that the land area of the subject properties is not required to 
fulfill the City’s open space or recreation requirements and does not contain any natural 
heritage features that require protection. Recognizing the residential use of these 
properties in the Official Plan and the Zoning By-law will not negatively impact the 
surrounding lands designated “Open Space”.   
 
The existing dwellings have access to municipal water services and two of the subject 
properties (214 and 222 College Avenue East) are connected to municipal water 
service. There is no municipal sanitary sewer along College Avenue East and the 
subject properties rely on private septic systems. The Official Plan (Section 4.1.1) and 
the Zoning By-law (Section 4.10) require the provision of full municipal services for all 
forms of development. Staff recommend the use of a Holding Zone until these 
residential properties are connected to full municipal services and a sidewalk is 
constructed to service these properties. The conditions of the Holding Zone are outlined 
in Schedule 3.  
 
Engineering Comments:  Engineering staff have indicated some concerns with the 
proposed application because the properties are not connected to full municipal 
services. Concern was also expressed about the lack of sidewalks on this major road to 
service these residential properties. Engineering comments are included in Schedule 7. 
A number of conditions have been requested in association with the proposed Holding 
Zone to ensure that the properties are adequately serviced in terms of water, sanitary 
and sidewalks. The property owners would also be required to enter into an agreement 
with the City related to the conditions that must be fulfilled prior to the lifting of the 
Holding Zone. 
 
No comments or concerns were raised by neighbouring property owners during the 
circulation of this application.  
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This application is recommended for approval in accordance with Schedule 2 and 
Schedule 3 including the use of a Holding Zone. This application seeks to recognize a 
long-standing residential use under the Official Plan and Zoning By-law and the subject 
lands are appropriate for continued residential use provided that they are connected to 
full municipal services.  
 
CORPORATE STRATEGIC PLAN: 
Supports Strategic Plan Direction 1:  

3) To manage growth in a balanced and sustainable manner.  

 
FINANCIAL IMPLICATIONS: 
 
Given that residential dwellings exist on the subject properties and no new construction 
is proposed with this application, there are no financial impacts to the City associated 
with this application. 
 
DEPARTMENTAL CONSULTATION/CONCURRENCE: 
 
The public and agency comments received during the review of the application are 
included on Schedule 7. 
 
ATTACHMENTS: 
 
Schedule 1 - Location Map 
Schedule 2 - Proposed Official Plan Amendment 
Schedule 3 - Proposed Zoning Regulations and Conditions 
Schedule 4 - Existing and Proposed Official Plan Designation 
Schedule 5 - Existing and Proposed Zoning  
Schedule 6 - Official Plan Section 7.12 
Schedule 7 - Circulation Comments 
Schedule 8 - Public Notification Summary 
 
 
__________________________   __________________________ 
Prepared By:      Recommended By: 
Melissa Castellan     R. Scott Hannah 
Senior Development Planner    Manager of Development Planning   
 
__________________________   __________________________ 
Recommended By:     Approved for Presentation: 
James N. Riddell     Larry Kotseff 
Director of Planning and Development Services  Chief Administrative Officer 
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SCHEDULE 1 
 

Location Map  
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SCHEDULE 2  
 

Proposed Official Plan Amendment 
 
 

Amend Schedule 1, Land Use Plan of the Official Plan by changing the land use 
designation of lands municipally known as 204, 210, 214 and 222 College Avenue and 
legally described as Part Lot 5, Concession 2, Division G, City of Guelph, from “Open 
Space” to “General Residential”. 
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SCHEDULE 3  
 

Regulations and Conditions  
 

This zoning amendment is for the properties municipally known as 204, 210, 214 and 
222 College Avenue and legally described as Part Lot 5, Concession 2, Division G, City 
of Guelph. 
 
The following zoning is proposed: 
 
Residential Single Detached R.1A Zone (H-??)  
 
Permitted Uses 
 
In accordance with Section 5.1.1 of Zoning By-law (1995) – 14864, as amended. 
 
Regulations 
 
In accordance with Section 5.1.2 of Zoning By-law (1995) – 14864, as amended. 
 
 
Holding Zone Provisions 
 
The following holding zone provisions are proposed: 
 
H-?? 
 
204, 210, 214 and 222 College Avenue East 
 
Purpose 
 
To ensure that the use of the lands is not intensified and that use of the lands for 
accessory apartment, bed and breakfast, day care centre, group home, home 
occupation, or lodging house does not proceed until the owner has completed certain 
conditions to the satisfaction of the City of Guelph. 
 
 
Conditions 
 
Prior to the removal of the Holding symbol (H), the owner shall complete the following 
conditions to the satisfaction of the City: 
 
1. That the owners enter into an Engineering Services Agreement with the City 

satisfactory to the City Engineer. 
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2. That the owners agree to pay their share of the actual cost of constructing and 

installing the following works: 
a) sidewalk along the frontage of 204, 210, 214 and 222 College Avenue East; 
b) construction of sanitary sewer complete with all appurtenances including 

restoration on College Avenue from Power House Lane to the middle of the 
lands associated with 222 College Avenue East;  

c) construction of sanitary sewer laterals including restoration to each of the 
properties. 

3. That the owners pay to the City, the City's estimate of the cost of constructing the 
above noted works. 

4. That the owner has connected their dwelling to the municipal watermain to the 
satisfaction of the City Engineer and the City’s Plumbing Inspector. Furthermore, the 
owner has paid to the City all unpaid frontage and lateral charges in accordance with 
the policies of the City. 

5. That the owner has connected their dwelling to the municipal sanitary sewer to the 
satisfaction of the City Engineer and the City’s Plumbing Inspector. 

6. That any domestic wells on the properties have been properly abandoned in 
accordance with current Ministry of the Environment Regulations and Guidelines to 
the satisfaction of the City Engineer. 

7. That the owner has entered into an Agreement with the City, registered on title, 
satisfactory to the City Solicitor covering the above noted conditions. 
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SCHEDULE 4  
 

Existing and Proposed Official Plan Designation 
 

Existing Official Plan Designation 
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Proposed Official Plan Designation 
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SCHEDULE 5 
 

Existing and Proposed Zoning 
 

Existing Zoning 

 
 

Proposed Zoning 
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SCHEDULE 6  
 

Official Plan Open Space Policy 7.12.3.1 
 

1) Where lands designated ‘Open Space’ are in private ownership and application is 
made requesting a change to a land use other than open space, due consideration 
shall be given by Council to the following: 

 
a) Council shall consider the acquisition of the subject lands, having regard for the 

following: 
 

i) The provision of adequate open space and recreational areas, particularly in 
the vicinity of the subject lands; 

 
ii) The existence of cultural heritage resources or natural heritage features on 

the site; 
 
iii) 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; 
 
iv) The possibility of any other government agency purchasing or sharing in the 

purchase of the subject lands; and 
 
v) The ability of the City to purchase the lands and the priority of the lands in 

relation to the City's overall open space acquisition plan. 
 

b) If acquisition of lands is not deemed appropriate, Council shall consider other 
arrangements to retain the lands in an ‘Open Space’ designation by such means 
as management agreements or easements, where applicable. 
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SCHEDULE 7  
 

Circulation Comments 
 

RESPONDENT NO OBJECTION 
OR COMMENT

CONDITIONAL 
SUPPORT ISSUES/CONCERNS

Planning and 
Development Services   

• Holding Zone until 
conditions in Schedule 2 
and 3 are met. 

Engineering Services* 
   

• Holding Zone until 
Conditions in Schedule 2 
and 3 are met. 

Community Services 
(Recreation and Parks)   

 
 

Finance   
 
• Development Charges 
 

Emergency Services / 
Fire   

 
 

Guelph Police Service   
 
 

County of Wellington   
 
 

 
Wellington Dufferin 
Guelph Public Health 

  
 

Guelph Chamber of 
Commerce   

 
 

Conseil Scolaire de 
district Catholique 
Centre-Sud 

  
 
 
 

Wellington Catholic 
District School Board   

 
 
 

Guelph Field 
Naturalists   

 
 
 

Economic 
Development   

 
 

*Comments attached 
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SCHEDULE 8 
 

Public Notification Summary 
 
 

December 1, 2005  Application submitted to the City of Guelph  
 
January 18, 2006  Notice of Application sign erected on the property. 
 
January 23, 2006 Notice of Application mailed to prescribed agencies and 

surrounding property owners within 120 metres. 
 
June 19, 2006 Notice of Public Meeting mailed to prescribed agencies and 

surrounding property owners with 120 metres. 
 
June 23, 2006 Courtesy Notice of Public Meeting advertised in the City News 

pages of the Guelph Tribune.   
 
July 10, 2006  Public Meeting of City Council. 
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Report: 06-60 

PLANNING & DEVELOPMENT SERVICES 
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TO:  Council 
 
DATE: 2006/07/10 
 
SUBJECT: 1211, 1221, and 1231 Gordon Street: Proposed Zoning   
 By-law Amendment (ZC 0515) – Ward 6 
 
 
RECOMMENDATION: 
THAT report 06-60 regarding 1211, 1221, and 1231 Gordon Street from Planning 
and Development Services dated July 10, 2006 be received; and 
  
THAT the application by J. Calenda on behalf of the owners of 1211, 1221 and 
1231 Gordon Street for a zoning amendment from the R.1B (Residential Single 
Detached) Zone and UR (Urban Reserve) Zone to a specialized NC 
(Neighbourhood Commercial) Zone, P.1 (Conservation Land) Zone, and WL 
(Wetland) Zone affecting the properties municipally known as 1211, 1221 and 
1231 Gordon Street and legally described as Concession 7, Part Lot 5, City of 
Guelph, BE APPROVED, in accordance with the regulations and conditions set 
out in Schedule 2 of Planning Report #06-60 dated July 10, 2006. 
 
 
BACKGROUND: 
 
Location: The subject site is situated on the northwest corner of the intersection of 
Gordon Street and Edinburgh Road (see Schedule 1). Three single detached dwellings 
and accessory buildings are located on the easterly portion of the site; one on each of 
the three existing lots fronting onto Gordon Street. A portion of a Provincially Significant 
Wetland is located on the western portion of the site.  
 
Adjacent land uses consist of existing low and medium density residential development 
to the north and east of the site and portions of the Hanlon Creek Provincially Significant 
Wetland extend along the south-western area of the site.  
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Official Plan Designation: The easterly portion of the site that is subject to the 
rezoning application is designated “Neighbourhood Commercial Centre,” and “Medium 
Density Residential.” The westerly portion of the site containing the Provincially 
Significant Wetland (PSW) is designated as “Core Greenlands” in the City of Guelph 
Official Plan (See Schedule 3). The proximity of the “Core Greenlands,” requires the 
preparation of an Environmental Impact Statement (EIS) to ensure the proposal does 
not negatively impact a natural heritage feature or its ecological function.  
 
 
Existing Zoning: This site is zoned a combination of R.1B (Single-Detached 
Residential), UR (Urban Reserve) and WL (Wetlands) (See Schedule 4).  
 
 
REPORT: 
 
Description of the Proposed Zoning By-law Amendment:   
 
The owners propose to amend the zoning on the easterly portion of the subject site from 
the R.1B (Single-Detached Residential) and UR (Urban Reserve) Zones to a 
specialized NC (Neighbourhood Shopping Centre) Zone to permit a mixed use 
commercial/residential development. The application includes a 30 metre buffer strip 
between the proposed specialized NC-? Zone and the wetland boundary, which is 
proposed to be rezoned to the Conservation Land (P.1) Zone. A small portion of the 
subject site is proposed to be rezoned to the Wetland (WL) Zone, to more accurately 
define the limits of the wetland which was surveyed as part of the Environmental Impact 
Study (EIS). A map illustrating the proposed zoning is attached in Schedule 5.  
 
The specialized NC (Neighbourhood Shopping Centre) Zone would allow uses as 
outlined in Section 6.2.1.1 of the Zoning Bylaw, such as office, restaurant, and retail 
establishment, subject to the regulations outlined in Section 6.2.2 of the Zoning Bylaw.  
 
The applicants have also requested specialized regulations to: 
 

• Amend the maximum building height from the permitted “2 storeys to a maximum 
of 10 metres” to “5 storeys and a height of 17 metres”; 

• Increase the allowable maximum lot area from 7,500 m2 to 30,200 m2 to account 
for the portion of the lot in the wetland and wetland buffer areas.  

• Increase the maximum Gross Floor Area from 1875 m2 to 6,600 m2 for a 
combination of commercial and residential uses.  

The increase in maximum building height is needed to allow the proposed mixed use of 
residential units above a main floor commercial component. The increase in allowable 
lot area is needed because a large portion of the site is covered by the Provincially 
Significant Wetland (PSW) and the buffer area between the PSW and the developable 
area of the site. The actual developable portion of the site is 7405 m2, with a Floor 
Space Index of 0.89 and building coverage of 22.5%. Similarly, the increase in 
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allowable maximum Gross Floor Area is significant, but is made up of a combination of 
1500 m2 of commercial floor area and 5,100 m2 of residential floor area.  
 
In support of the application, the applicant has provided the following documents: 
 

• An Environmental Impact Study (EIS) dated October 25, 2005 and modified on 
February 9, 2006 and again on March 7, 2005.  

• A preliminary Stormwater Management Report, dated October 11, 2005 and 
modified- on March 21, 2006.  

• Preliminary Concept Plan of the site. (See Schedule 6) 
 
The conclusions of the EIS have been accepted by the Environmental Advisory 
Committee and the Environmental Planner, and the stormwater management design 
has been accepted by Engineering Services.  
 
Preliminary concept plans contemplate the development of 1447.1 m2 of commercial 
floor space on the first floor of a 5 storey building. Fifty-four (54) apartment dwellings 
are proposed on the second, third, fourth and fifth floors for a total of 5,565.1 m2 of 
residential floor area. The proposed concept plan is provided in Schedule 6. 
 
 
Planning Analysis:   
 
Official Plan: The proposal satisfies the policies of the Official Plan as outlined in 
Schedule 7. The zoning application, which supports the development of a mixed use 
(residential and commercial) development on the lands is also consistent with both the 
current “Neighbourhood Commercial” and “Medium Density Residential” designations in 
the Official Plan. This mixed use proposal satisfies the Official Plan through Section 
7.4.22 of the Official Plan, which states that “In order to encourage more energy efficient 
pedestrian-oriented trade, this Plan encourages ‘Neighbourhood Commercial Centres’ 
to be designed with residential units either above or behind the commercial frontage.” In 
order to ensure this site is redeveloped as a mixed use development incorporating both 
commercial and residential units, specific regulations regarding the permitted uses and 
building height have been added to the proposed specialized regulations (See 
Schedule 2). A condition has also been added to ensure there is a mix of residential 
and commercial uses on site (See Schedule 2, condition 1). 
 
The application satisfies the Official Plan policies related to “Neighbourhood 
Commercial” in terms of the size of the commercial component which meets policy 
section 7.4.17 which limits the size to 1,500 square metres of gross leasable floor area. 
As a proposed mixed use development, the commercial component is intended to 
provide goods and services both for residents living on site and in proximity to the site.  
 

AA  GGrreeaatt  PPllaaccee  ttoo  CCaallll  HHoommee  
Page 39 of 56  



The “Medium Density Residential” designation policies in the Official Plan are satisfied 
in the proposed application by its location at the intersection of major arterial roads and 
by developing higher density housing that supports transit in the area. The proposed 
application has a net density of approximately 73 units per hectare which is within the 
range stated in Section 7.2.38 in the Official Plan (See Section 7).   
 
The proposal has also been reviewed and is consistent with the requirements set forth 
in the Commercial Policy Review of the Official Plan (Official Plan Amendment #29), 
which was adopted by Council on March 29, 2006. This Official Plan Amendment is 
currently under appeal but represents approved City policy. The Commercial Policy 
Review identifies this site as having a Neighbourhood Commercial designation and the 
proposal satisfies the size and location limitations of both the current Official Plan and 
Official Plan Amendment #29. The proposed development is also consistent with the 
Commercial Policy Review objective of creating mixed use developments and of 
including medium density residential components in Neighbourhood Commercial 
Centres.  
 
Zoning Bylaw: The proposed Zoning Bylaw amendment is considered an appropriate 
and compatible development in accordance with the regulations and conditions outlined 
in Schedule 2. The commercial component of the site is 1500 m2 which falls within the 
maximum allowable Gross Floor Area of 1,875 m2. The size of the developable portion 
of the property (7405 m2) also falls within the maximum allowable lot area of 7,500 m2. 
The residential component of the mixed use proposal, and the wetlands and 
environmental buffer areas of the site will be accounted for in the specific regulations of 
the specialized zone as shown in Schedule 2.    
 
Natural/Environmental: There were initial concerns from the Environmental Advisory 
Committee and the Guelph Field Naturalists regarding potential impact to the 
Provincially Significant Wetlands adjacent to the lands proposed to be rezoned. In 
response to these concerns, the applicants have altered the proposed site concept and 
rezoning proposal to ensure there is a naturalized 30 metre buffer strip between the 
lands to be rezoned and the existing Wetlands. The Grand River Conservation 
Authority, the Environmental Advisory Committee and the City’s Environmental Planner 
have reviewed the zone change application and have no objection to the proposed 
rezoning subject to the conditions outlined in Schedule 2.   
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Public Comments: Comments were received from one residence located east of the 
subject site across Gordon Street. The residents expressed concerns about the 
proposed height of the structure and compatibility with adjacent residential uses. The 
comments also included concerns about traffic and the lack of need for additional 
commercial space in the area. Staff note that the Neighbourhood Commercial Use has 
been designated in the City’s Official Plan. The Official Plan states that a 
Neighbourhood Commercial Centre, “is intended to provide goods and services to those 
residents living in proximity to the centre”. Since there is currently little commercial 
property within easy walking distance of the site, the commercial component of the 
proposed building should be both compatible with, and useful to neighbouring 
residential areas. Height of the building is not considered a concern given the grading of 
the area. The east side of Gordon Street where there are single-detached residences 
has an elevation higher than Gordon Street itself, whereas the west side of Gordon 
Street where the building is proposed to be situated has a lower elevation than Gordon 
Street, which reduces the impact of the building height. To better account for traffic 
concerns, a traffic study has been recommended in the draft conditions related to the 
development of the lands (see Schedule 2).  
 
This application is recommended for approval in accordance with Schedule 2, as it 
represents a suitable development of a neighbourhood commercial centre that 
incorporates residential development in a compact, mixed use form suitable to its 
location on a main transportation corridor. The proposal conforms to Official Plan 
policies that promote the provision of services to residents in close proximity to their 
neighbourhoods and represents an appropriate development of an intended commercial 
node.  
 
 
CORPORATE STRATEGIC PLAN: 
 
Supports Strategic Plan Directions 1 and 2:  
 

1) To manage growth in a balanced and sustainable manner.  
 
2) Diversifying and building upon our competitive strengths to create a positive 

environment for business investment.  
 
 
DEPARTMENTAL CONSULTATION/CONCURRENCE: 
 
The public and agency comments received during the review of the application are 
included on Schedule 8.  
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ATTACHMENTS: 
 
Schedule 1: Location Map 
Schedule 2: Regulations and Conditions 
Schedule 3: Official Plan Map 
Schedule 4: Existing Zoning 
Schedule 5: Proposed Zoning 
Schedule 6: Proposed Concept Plan 
Schedule 7: Related Official Plan Policies 
Schedule 8: Circulation Comments 
Schedule 9: Public Notification Summary 
 
 
 
 
__________________________   __________________________ 
Prepared By:      Recommended By: 
Katie Nasswetter     R. Scott Hannah 
Planner      Manager of Development Planning 
 
 
__________________________   __________________________ 
Recommended By:     Approved for Presentation: 
James N. Riddell     Larry Kotseff 
Director of Planning and Development   Chief Administrative Officer 
Services      
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SCHEDULE 1 
 

Location Map 
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SCHEDULE 2 
 

Proposed Regulations and Conditions 
 

The properties affected by this zoning amendment are municipally known as 1211, 
1221, and 1231 Gordon Street and legally described as Concession 7, Part Lot 5, City 
of Guelph.  
 
The following zoning is proposed:  
 
Specialized Neighbourhood Shopping Centre (NC-?) Zone 
 
Permitted Uses:  
 
In accordance with the provisions of Section 6.2.1.1 of Zoning By-law (1995) – 14864, 
as amended:  
 
6.2.1.1 Neighbourhood Shopping Centre - NC Zone 
 
Dwelling Units with permitted commercial Uses in the same Building in accordance 
with Section 4.15.2 
 
The following commercial Uses shall be permitted in the same Building that contains 
Dwelling Units:  
 
Art Gallery 
Artisan Studio 
Club 
Day Care Centre in accordance with Section 4.26 
Dry Cleaning Outlet 
Financial Establishment 
Group Home in accordance with Section 4.25 
Laundry 
Library 
Lodging House in accordance with Section 4.25 
Medical Clinic 
Medical Office 
Office 
Personal Service Establishment 
Religious Establishment 
Restaurant 
Restaurant (take-out) 
Retail Establishment 
Vehicle Gas Bar 
Veterinary Service 
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Accessory Uses in accordance with Section 4.23 
Occasional Uses in accordance with Section 4.21 
 
Regulations 
 
In accordance with Section 4 (General Provisions), Section 6.2.1.1 and Table 6.2.2 
(Neighbourhood Shopping Centre) Zone regulations, with the following exceptions:  
 

1. Maximum Building Height 
 Despite Row 8, Table 6.2.2, the maximum building height for 1211, 1221,  and 
1231 Gordon Street shall be 5 storeys and 17 meters. 
 
2. Minimum Building Height  

 The minimum building height for 1211, 1221 and 1231 Gordon Street shall 
 be 3 storeys.  

 
3.  Maximum Lot Area 
 Despite Row 2, Table 6.2.2, the maximum lot area for 1211, 1221,  and  1231 
Gordon Street shall be 30,200 m2.
 
4. Maximum Gross Floor Area 
 Despite Row 10, Table 6.2.2, the maximum floor area for 1211, 1221,  and 
1231 Gordon Street shall be 6,600 m2 for the entire development and  1,500 m2 for 
the commercial component of the development. 

 
Wetland (WL) Zone  

• The limits of the Wetland (WL) Zone on the site will be established as per the 
staked surveyed wetland boundary. 

 
Conservation Land (P.1) Zone 

• A minimum 30 metre wide wetland buffer strip has been placed in the 
Conservation Land (P.1) Zone between the Wetland (WL) Zone and the NC-? 
Zone on the site.  

 
Conditions 
 

1. 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 buildings, 
landscaping, parking, circulation, access, lighting, building elevations, signage 
details, grading, drainage, and servicing for the said lands, to the satisfaction of 
the Director of Planning and Development Services, prior to the issuance of the 
building permit, and furthermore the Owner agrees to develop the said lands in 
accordance with the approved plan. Further, the Owner agrees that the 
development of the said lands shall be in the form of a mixed use development, 
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containing residential dwelling units and commercial floor space to the 
satisfaction of the Director of Planning and Development Services. 

 
2. The Owner shall pay, as determined applicable by the City Treasurer, 

development charges and education development charges to the City in  
accordance with City of Guelph Development Charges By-law (2004)-17361, 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 the 
issuance of a building permit, at the rates in effect at the time of issuance of a 
building permit.  

 
3. The developer agrees to meet all requirements of Guelph Hydro Electric Systems 

Inc. including the relocation of existing hydro services and the installation of new 
hydro services and shall enter into any agreements required by Guelph Hydro 
Electric Systems Inc. in order to fully service the said lands with hydro facilities to 
the satisfaction of Guelph Hydro Electric Systems Inc., prior to the issuance of a 
building permit. 

 
4. That the Owner shall complete any requirements of Canada Post including: 

i) That the owner provide a centralized mail facility at the 
owner’s expense, prior to site plan approval.  

 
5. That the owner shall pay to the City, the City’s total cost of reproduction and 

distribution of the Guelph Residents’ Environmental Handbook, to all future 
homeowners, with such payment based on a cost of one handbook per 
residential dwelling unit, as determined by the City prior to site plan approval.  

6. That the owner shall pay to the City, cash-in-lieu of park land dedication in 
accordance with By-law (1989) – 13410, as amended from time to time, or any 
successor thereof, prior to site plan approval, at the rate in effect at the time of 
site plan approval.  

7. That prior to site plan approval, the owner shall deed, free of all encumbrances, 
to the City, satisfactory to the City Solicitor, a 3.0 metre wide parcel of land along 
the entire Edinburgh Road frontage of the lands for a road widening. 

 
8. Prior to site plan approval, the owner shall pay to the City the owner’s share of 

the actual cost of constructing the existing municipal services on Gordon Street 
and Edinburgh Road across the frontage of the lands including roadworks, 
sanitary sewer, storm sewer, watermain, curb and gutter, catchbasins, sidewalks 
and street lighting as determined by the City Engineer less the sanitary sewer 
and watermain frontage charges previous paid by the owners.   

 
9. That prior to the issuance of any building permit on the lands, the owner shall 

have a Professional Engineer design a grading plan and storm water 
management system for the site, satisfactory to the City Engineer. 
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10. That the owner grades, develops and maintains the site including the storm water 

management facilities designed by a Professional Engineer, in accordance with a 
Site Plan that has been submitted to and approved by the City Engineer.  
Furthermore 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 built as it was approved by the City and that it is 
functioning properly. 

 
11. The owner shall pay the actual cost of removing the retaining walls on Gordon 

Street and Edinburgh Road abutting lands and furthermore, prior to site plan 
approval, the owner shall pay to the City the estimate cost of removing the 
retaining walls on Gordon Street and Edinburgh Road abutting lands, as 
determined by the City Engineer. 

 
12. The owner shall pay the actual cost of constructing and installing any service 

laterals required and furthermore, prior to issuance of a building permit, the 
owner shall pay to the City the estimate cost of the service laterals, as 
determined by the City Engineer. 

 
13. The owner shall pay the actual cost of abandoning and disconnecting the existing 

water services at the watermain and furthermore, prior to site plan approval, the 
owner shall pay to the City the estimate cost of abandoning and disconnecting 
the existing water services at the watermain as determined by the City Engineer. 
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14. That prior to site plan approval, any domestic wells and boreholes drilled for 

hydrogeological or geotechnical investigations shall be properly abandoned in 
accordance with current Ministry of the Environment Regulations and Guidelines 
to the satisfaction of the City Engineer. 

 
15. The owner shall implement all recommendations from the Environmental Impact 

Study, including all additional requirements set forth by the Environmental 
Advisory Committee, prior to site plan approval, to the satisfaction of the Director 
of Planning and Development Services.  

 
16. That the owner constructs, installs and maintains erosion and sediment control 

facilities, satisfactory to the City Engineer, prior to any grading or construction on 
the lands in accordance with a plan that has been submitted to and approved by 
the City Engineer prior to the issuance of any building permit on the lands and 
prior to any grading or construction on the lands.  Furthermore, the developer 
shall provide a qualified environmental inspector, satisfactory to the 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, and compliance with the Environmental Impact Study 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.  

 
17. The owner shall have a Traffic Impact Study report prepared satisfactory to the 

City Engineer, certified by a Professional Engineer, covering all aspects of 
ingress and egress to the site and the effect of the development on the 
surrounding roads and intersection including recommendations with detailed cost 
estimates of the works recommended on the adjacent municipal roadways. 

 
18. The owner shall be responsible for the actual cost to the City, as determined by 

the City Engineer, of designing, constructing and installing any roadworks 
recommended by the Traffic Impact Study report.  Furthermore, prior to site plan 
approval, the owner shall pay to the City, the City’s estimate of the cost of 
designing, constructing and installing the roadworks recommended by the Traffic 
Impact Study report. 

 
19. Prior to site plan approval, the Owner shall enter into a site plan control 

agreement with the City, registered on the title of the subject lands, satisfactory 
to the City Solicitor, including all conditions as approved by City Council.  
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SCHEDULE 3 
Official Plan Designation 
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SCHEDULE 4 
Existing Zoning 

 
 
 

 
 

 

 
 
 
 
 
 
 
 
 

R.1B 
WL 

Zoning Designations:
R.1B      - Single-Detached Residential
R.3A-34 - Specialized Cluster Townhouse
P.1         - Conservation Lands 
WL         - Wetlands
UR         - Urban Reserve   
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SCHEDULE 5 
Proposed Zoning  

 
 
 
 
 
 
 
 
 
 
 
 

Zoning Designations:
R.1B      - Single-Detached Residential
R.3A-34 - Specialized Cluster Townhouse
NC-?      - Neighbourhood Commercial
P.1         - Conservation Lands 
WL         - Wetlands
UR         - Urban Reserve   
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SCHEDULE 6 
Proposed Site Concept 
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Schedule 7 
 

Related Official Plan Policies 
 
Residential Uses in Commercial Areas (Section 7.4.3 to Section 7.4.4) 
7.4.3 Residential uses may be permitted within commercial areas where associated 
 residential amenities and services are available in close proximity. 
 
7.4.4  The Zoning By-law shall provide for regulations pertaining to densities and 
 performance standards for residential uses in commercial buildings. 
 
 
Neighbourhood Commercial Centre (Section 7.4.16 to Section 7.4.19) 
 
7.4.16 A ‘Neighbourhood Commercial Centre’, comprised of one or several small  
 commercial plazas on one or more properties within a "node", is intended to 
 provide goods and services to those residents living in proximity to the centre. 
 
7.4.17 A ‘Neighbourhood Commercial Centre’: 
 
 a) Shall provide a variety of convenience uses that meet the most frequent 
 needs of the adjacent residential area. In addition, retail and office uses 
 may also be permitted where these uses are compatible with the 
 particular surroundings; 
 
 b) Shall be limited to a maximum centre size of 1,500 square metres (16,000 
 square feet) of gross leasable floor area; and 
 
 c) Shall limit the maximum gross leasable floor area of an individual unit 
 within the ‘Centre’ to 500 square metres (5,400 square feet). 
 
7.4.18 The ‘Neighbourhood Commercial Centre’ designations on Schedule 1 recognize 
 the existing ‘Centres’, developed or approved for development within the City. 
 
7.4.19 New ‘Neighbourhood Commercial Centres’ not designated on Schedule 1 will 
 require an Official Plan and Zoning By-law amendment. 
 
7.4.22 In order to encourage more energy efficient pedestrian-oriented trade, this Plan 
 encourages ‘Neighbourhood Commercial Centres’ to be designed with residential 
 units either above or behind the commercial frontage. 
 
 
 
'Medium Density Residential' Land Use Designation (Section 7.2.36 to Section 
7.2.40) 
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7.2.36 The predominant use of land within areas designated as 'Medium Density 
 Residential' on Schedule 1 shall be for multiple unit residential buildings, such as 
 townhouses, row dwellings and walk-up apartments. It is not intended that 
 housing forms such as single detached or semi-detached units shall be 
 permitted. Residential care facilities and lodging houses may be permitted by the
 provisions of this Plan. 
 
7.2.37 The 'Medium Density Residential' designation has been outlined on Schedule 1
 in instances where there is a clear planning intent to provide for the following: 
 
 a) Medium density housing forms in new growth areas to assist in providing
 opportunities for affordable housing; 
 
 b) Greater housing densities that are supportive of transit usage adjacent to 
 major roads forming the existing and future transit network; 
  
 c) A variety of housing types and forms to be situated throughout all areas of 
 the community; and 
 
 d) Supportive of urban form objectives and policies to establishing or 
 maintaining mixed-use nodes. 
 
7.2.38 The net density of development shall be a minimum of 20 units per hectare (8 
 units/acre) and a maximum of 100 units per hectare (40 units/acre), except as 
 provided for in policy 7.2.10. 
 
7.2.39 Medium density residential development proposals shall generally comply with 
 criteria established for multiple unit residential buildings in policy 7.2.7 of this 
 Plan, and shall be regulated by the Zoning By-law. 
 
7.2.40 In addition to being permitted on land designated ‘Medium Density Residential’, 
 multiple unit residential buildings may be permitted without an amendment to this 
 Plan on land designated ‘General Residential’ where such proposals generally 
 comply with the criteria in policy 7.2.7. 
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SCHEDULE 8 
Circulation Comments 

RESPONDENT NO OBJECTION OR 
COMMENT

CONDITIONAL 
SUPPORT ISSUES/CONCERNS

Planning and Development 
Services   

• Support subject to 
conditions outlined on 
Schedule 2 

Engineering Services   
• Support subject to 

conditions outlined on 
Schedule 2 

Finance   • Development Charges 

G.R.C.A.   
• Support subject to 

conditions outlined on 
Schedule 2 

Community Services 
(Recreation and Parks)   

• Support subject to 
conditions outlined on 
Schedule 2 

Guelph Hydro   
 
 

Guelph Development 
Association   • Support Proposal 

Economic Development   
 
 

Fire Department   
 
 

Guelph Field Naturalists   
 
• Concerned about Wetland 

boundary  

Guelph Police Service   
 
 

Wellington Catholic District 
School Board   

 
 

Guelph Chamber of 
Commerce   

 
 

Conseil Scolaire de district 
Catholique Centre-sud   

 
 

Canada Post   
• Centralized Mail Box 
• Multi-unit policy in effect  

Zoning Administrator   
• Encourages general NC 

Zoning Uses.  
Doris E. and Sukumar 
Banerjee, 1190 Gordon 
Street 

  
• Concerns related to height, 

compatibility, traffic. 
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 SCHEDULE 9 
 

Public Notification Summary  
 
 
October 25, 2005  Application received by the City of Guelph.  
 
November 14, 2005  Notice of Application sign erected on the property. 
 
November 17, 2005 Notice of Application mailed to prescribed agencies and 

property owners within 120 metres of subject property.  
     
June 16, 2006  Notice of Public Meeting circulated.  
 
July 10, 2006   Public Meeting of City Council.  
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