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1.0 INTRODUCTION 
 
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has been retained by the 
Upper Grand District School Board (“UGDSB”) to provide land use planning services for the proposed 
development of a new secondary school on the lands municipally known as 388 Arkell Road in the City of 
Guelph, (the “subject lands”).   In order to permit the proposed development, amendments to the City of 
Guelph Official Plan and Zoning By-law are required. 
 
The subject lands comprise an area of 7.48 hectares (18.48 acres) and are located at the northwest corner 
of Arkell Road and Victoria Road South in the City of Guelph.  The subject lands are presently used for 
agricultural purposes and features a wooded area along the northern boundary of the property.  
 
The proposed development will consist of a new three-storey secondary school building oriented towards 
the corner of Victoria Road South and Arkell Road, a track and practice fields and parking areas.  The 
proposed new secondary school will accommodate approximately 1,200 students and is needed to 
address UGDSB student enrollment projections.  
 
This planning report supports the Official Plan and Zoning By-law amendment applications required to 
permit the proposed secondary school development.  The purpose of this report is to provide:  

• a description of the subject lands and surrounding uses;  
• an overview of the proposed development;  
• an overview of the applicable municipal and provincial planning policies; and  
• justification that the amendment conforms to these planning policies and is desirable for the 

appropriate development of the land.   
A pre-consultation meeting was held with City Staff on March 9, 2016.  This report takes into consideration 
comments discussed at the pre-consultation meeting.  

1.1 Complete Application  
At the pre-consultation meeting City of Guelph Planning staff identified the materials required to form part 
of a complete application for the proposed development.  The following reports and materials have been 
prepared and are included as part of the complete application: 

• Urban Design Brief, prepared by MHBC and dated July 2017; 
• Functional Servicing Report, prepared by MTE, dated May 18, 2017; 
• Hydrogeological Investigation, prepared by MTE, dated February 17, 2017; 
• Phase 1 Environmental Site Assessment, prepared  MTE, dated May 2, 2017; 
• Traffic Impact Study, prepared by Paradigm Transportation Solutions, dated July 2017; 
• Stage 1-2 Archaeological Assessment, prepared by AMICK Consultants Limited, dated November 

29, 2016 
• Environmental Impact Statement, prepared by Aboud & Associates Inc., dated June 23, 2017. 

MHBC has been responsible for the overall coordination of the applications. All required reports have been 
filed concurrently with the planning applications.   
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2.0 CONTEXT 
 
The subject lands are located in the southern portion of the City of Guelph, at the northwest corner of 
Victoria Road South and Arkell Road. The subject lands form part of the lands annexed from the Township 
of Puslinch in 1993 for economic and employment purposes in Guelph. Immediately east of the subject 
lands, on the east side of Victoria Road, is the Township of Puslinch.  
 
The subject lands comprise an area of approximately 7.48 hectares (18.48 acres) with approximately 174 
metres of frontage on Arkell Road and approximately 395 metres of frontage on Victoria Road South. The 
subject lands are legally described as Part Lot 6, Concession 8, Township of Puslinch, described as Part 1 on 
Expropriation Plan WC439149, City of Guelph. The subject lands are presently used for agricultural 
purposes and feature a small wooded area on the northern portion of the site.  
 
The subject lands are located within the South Guelph Area. The South Guelph area is generally defined by 
Kortright Road to the north, Victoria Road South to the east, Clair Road to the South and Highway 6 (the 
“Hanlon Expressway”) to the East.  The South Guelph area is an area of considerable growth, characterized 
by a range of residential building types and densities, commercial and institutional uses and natural and 
open space areas.  The South Gate Business Park is located to the northeast of Clair Road and the Hanlon 
Expressway and features a range of employment uses. 
 
Figure 1 provides a context plan for the surrounding area. Generally, existing land uses within the vicinity 
of the subject lands, include:  
 
NORTH: The neighbouring property to the north is currently vacant and subject to Zoning By-law 

Amendment and Subdivision applications (File Nos. 23T07506/ZC01206 & 23CDM17501) 
to permit a residential plan of subdivision containing approximately 500 units. The lands 
are currently zoned for residential uses, a neighbourhood park, and environmental 
features.  

 
EAST:  Lands to the east, on the east side of Victoria Road South, are located within the Township 

of Puslinch are presently used for agricultural purposes, including the University of Guelph 
Arkell Research Station. The Victoria Park East Golf Club is located to the northeast of the 
subject lands. 

 
SOUTH: Lands to the immediate south of the subject lands, south of Arkell Road, include medium 

density residential uses, in the form of townhouses, and the “Arkell Crossing” commercial 
plaza. The commercial plaza is presently occupied by a convenience store, hair dresser, 
endodontic clinic, medical office, pharmacy, dentist office, chiropractic clinic, and 
insurance agency. Further south are medium and low density residential uses including 
single and semi-detached dwellings and an apartment building. 

 
 
WEST: The neighbouring property to the west is currently used for agricultural purposes (cash 

cropping). The lands are designated for residential uses by the City of Guelph Official Plan 
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and are lands are currently zoned Agricultural by the Township of Puslinch Zoning By-law 
19/85. 

 
The subject lands are well connected to the City’s arterial road network with both Victoria Road South and 
Arkell Road being designated as Arterial Roads.  
 
With respect to active transit, the subject lands are also connected with the existing and proposed transit 
system in the City of Guelph. Presently, there following stops are located proximate to the subject lands: 

• A stop for Route 5/5A (Gordon) is located to the west of the subject lands along Arkell Road at 
Summerfield Drive and Bard Boulevard. 

• A stop for Routes 5A and 56 (Victoria Express) is located on the west side of Victoria Road South, 
north of Arkell Road 

• A stop for Route 56 on Colonial Drive, north of Bard Boulevard. 
 

Route 5/5A (Gordon) provides access to and from Guelph Central Station generally along Gordon Street 
and through south Guelph. Route 5A runs generally between from May to September is a modified Route 
5 which also provides service along Victoria Road South. Route 56 (Victoria Express) provides service to and 
from the University Centre, generally along Stone Road, Victoria Road, Colonial Drive, Arkell Road and 
Gordon Street. Both Bus routes 5/5A and 56 connect with the larger integrated transit system. 
 
With respect to active transit, the subject lands are well integrated with the City’s cycling network as bike 
lanes are located along both Arkell Road and Victoria Road. In addition there is an existing City trail along 
Arkell Road which connects to the broader City trail network, and the extensive trail network in the South 
Guelph area. 

2.1 Schools 
Presently there are four UGDSB public elementary schools, two Wellington Catholic District School Board 
(“WCDSB”) elementary schools and one WCDSB secondary school in the South Guelph area. Development 
of elementary schools within South Guelph has been a direct response of the residential growth that has 
occurred within this area. All of the schools within South Guelph have been constructed within the past 15 
years.  The names and locations of the South Guelph Schools are included on Table 1 below and illustrated 
on Figure 2.  
 

TABLE 1 – SOUTH GUELPH SCHOOLS 
School 
Board 

School Name Year of 
Construction 

Approximate Location 

Elementary Schools 
UGDSB Westminster Woods Public School 2010 Tolton Drive and Hall Avenue 
UGDSB Sir Isaac Brock Public School 2003 Colonial Drive at Clough Crescent 
UGDSB Ecole Arbour Vista Public School (French 

Immersion) 
2014 Zaduk Place  at McCann Street 

UGDSB Rickson Ridge Public School 2008 South of Kortright Road and 
north of Edinburgh Road 

WCDSB St. Ignatius of Loyola Catholic School 2010 Goodwin Drive, south of 
Summerfield Drive 

WCDSB St. Paul Catholic School 2004* Beaver Meadow Drive and 
Clarifields Drive 
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Secondary Schools 
WCDSB Bishop MacDonnell Catholic Secondary 

School 
2004 Clair Road, between Gordon 

Street and Laird Road 
*St. Paul Catholic School originally opened in 1964. The new Westminster Woods location opened in 2004 

 
Presently, there is no UGDSB public secondary school within the South Guelph area. Within the City of 
Guelph there are four public secondary schools and three Catholic secondary schools (Figure 3). Each of 
the four UGDSB secondary schools in Guelph is over capacity. The total student enrollment exceeds the 
capacity of the existing secondary schools by approximately 600 students. Portables are currently being 
used to address the existing capacity issues. By 2019, secondary school enrollment is anticipated to exceed 
school capacity by approximately 800 students. The proposed secondary school is required by the UGDSB 
to accommodate students in the South Guelph Area and surrounding communities served by the UGDSB.  
With the addition of the proposed school, existing secondary schools in the City of Guelph will be able to 
operate close to capacity.  
 
Currently, secondary students residing in the South Guelph area attend school at Centennial Collegiate 
Vocational Institute, John F. Ross Collegiate Vocational Institute or College Heights Secondary School.  It is 
noted that College Heights Secondary School is a vocational and trade school offering unique 
programming to students throughout the City of Guelph and central and southern Wellington County.  All 
of these high schools are located outside of the South Guelph area. As a result, secondary students 
attending any of these schools would rely on bussing as their primary means of transportation to and from 
school. The proposed secondary school will alleviate some need for bussing as approximately 50% (600 
students) could rely on walking, cycling, public transit or private vehicle to get to and from school.  
 
In summary, presently there is no public secondary school in the South Guelph area. The need for a 
secondary school in South Guelph has been identified by the UGDSB to accommodate student enrollment 
projections.  The subject lands have been identified as an appropriate location for a new secondary school 
as they are located in the South Guelph area surrounded to the north and south with existing and planned 
residential development. The subject lands are well-connected to the City’s arterial road network, are 
served by existing public transit services, are connected to the City’s active transit network and are within 
walking distance from existing and planned residential areas, with future residential development also 
being planned south of Clair Road.  
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3.0 DESCRIPTION OF 
PROPOSAL 

The proposed development provides for a new three-storey secondary school on the subject lands.  The 
proposed secondary school will accommodate approximately 1,200 students from the City of Guelph and 
surrounding areas. It is anticipated that approximately 50% of the students (600 students) will be 
transported to the school by bus. The remaining students will walk, cycle or drive to school.  
 
A preliminary Concept Plan, included as Figure 1, illustrates the following: 

• Orientation of the school building towards the intersection of Victoria Road and Arkell Road; 
• Vehicular access from Victoria Road, north of the proposed school building and  
• Two vehicular access points from Arkell Road, in front of the proposed school building and west of 

the proposed school building; 
• An internal ring road around the north and west sides of the building connecting the Arkell Road 

and Victoria Road driveways. This road will facilitate bus circulation through the site. Busses will 
enter from the western access off Arkell Road and exit via the Victoria Street access. 

• Surface parking to the north and west of the proposed school; 
• A track and playing field to the north of the school building; 
• Pedestrian connections to Arkell Road, Victoria Road and adjacent lands; and 
• Retention of the woodlands located at the north of the subject lands. 

The preliminary Concept Plan illustrates demonstrates how the proposed development will be integrated 
with the broader community.  Detailed design will occur through the site plan stage. 

3.1 Proposed Official Plan Amendment 
The subject lands are designated General Residential, Medium Density Residential, Neighbourhood 
Commercial Centre and Significant Natural Areas & Natural Areas by the in-force City of Guelph Official Plan, 
2001. The proposed development is planned occur on the portion of the subject lands designated General 
Residential, Medium Density Residential, Neighbourhood Commercial Centre.    
 
Schools are permitted on lands designated General Residential and Medium Density Residential. No 
development or site alteration is planned to occur on the portion of the subject lands designated 
Significant Natural Areas & Natural Areas.  As such, the proposed Official Plan Amendment applies only to 
the portion of the subject lands designated Neighbourhood  Commercial Centre.  
 
The Neighbourhood Commercial Centre designation applies to the southeast corner of the subject lands 
adjacent to Arkell Road and Victoria Road. Institutional uses are permitted in the Neighbourhood 
Commercial Centre designation; however, schools are not specifically listed as a permitted use. The Official 
Plan Amendment proposes to include school as a permitted use on the Neighbourhood Commercial Centre 
designation portion of the subject lands. 
 
The proposed Official Plan Amendment is included as part of this application.
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3.2 Proposed Zoning By-law Amendment 
The subject lands were annexed from the Township of Puslinch in 1993 and, accordingly, are subject to 
the Township of Puslinch Zoning By-law 19/85.  The in-force Official Plan provides that the annexed lands 
are subject to applicable Township Zoning By-laws that were in effect on April 1, 1993. These By-laws will 
remain in effect until they are replaced with new Zoning By-laws and regulations that are in conformity 
with the provisions of the Official Plan.  Accordingly, subject lands are zoned Agricultural (A) by the 
Township of Puslinch’s Zoning By-law 19/85. The Agricultural Zone permits a range of agricultural and 
related uses.  
 
The proposed zoning by-law amendment seeks to rezone the subject lands Institutional (I1) in order to 
permit the proposed development. The I1 zoning is considered to be appropriate as it is typically the zone 
applied to existing schools within the City of Guelph. The proposed Zoning By-law amendment will also 
have the effect of repealing the Township of Puslinch Zoning By-law as it applies to the subject lands and 
including the subject lands in the City of Guelph Zoning By-law. No site specific permissions are requested. 
 
A proposed Zoning By-law Amendment is included as part of this application.
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4.0 PUBLIC CONSULTATION 
STRATEGY  

 
As of July 1, 2016, changes to the Planning Act (O. Reg 544/06, amended by O. Reg 178/16) require that 
applicants submit a proposed strategy for consulting with the public with respect to the application as 
part of the ‘complete’ application requirements.  This section summarizes the proposed Public 
Consultation Strategy. 
 
It is proposed that the public consultation process for the proposed Official Plan Amendment and Zoning 
By-law Amendment applications follow the Planning Act statutory requirements and the City’s standard 
practices outlined in Section 9.14 of the Official Plan (Section 10.19 of OPA48).  The public consultation 
process will follow the City’s “Guiding Principles for Community Engagement” to ensure effective decision 
making. The following points of public consultation are proposed:  
 

• A Statutory Public Meeting will be held by Committee/Council shortly after submission of the 
application to introduce the proposal to the public and obtain initial feedback. This meeting will 
provide an opportunity for any interested party to make verbal and/or written submissions to City 
Council concerning the proposed applications. Interested parties may also request notification of 
any future meeting or decisions. City Council will not make a decision on the applications at this 
meeting. 

• Direct written responses to comments raised through the public consultation process will be 
provided to City Staff for their review and consideration in the preparation of a City Staff Report. 

• A Recommendation Report will be prepared by staff and presented to Council at a subsequent 
meeting following a full review of the applications. This report will be made available to the public 
in advance of County Council’s consideration of the applications. 

 
The consultation strategy described herein will ensure that members of the public are given sufficient 
opportunity to review, understand and comment on the proposed Official Plan Amendment and Zoning 
By-law Amendment applications.  Additional opportunities for consultation will be considered and may be 
warranted based on the input received. The intent will be to coordinate with City Staff regarding the need 
for additional informal meetings or neighbourhood/stakeholder engagement sessions.  
 
In addition, a separate Boundary Review process will be undertaken by the UGDSB in accordance with their 
policies. The Boundary Review process considers enrolment patterns, school accommodation 
requirements and school facility utilization. The Board assesses the existing school attendance area to 
determine whether a reconfiguration of boundaries would best serve the interests of students and the 
school board over the long term. The Boundary Review process includes a Public Information Session to 
respond to questions and receive feedback on preliminary options and recommendations. The 
information received at the Public Information Session will be considered prior to recommending any 
boundary changes. The Boundary Review process is undertaken by the school board and is separate and 
distinct from the public consultation process required by the Planning Act and outlined above. 
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5.0 POLICY ANALYSIS 
This section demonstrates that the proposed Official Plan and Zoning By-law Amendments are consistent 
with, and conform to, the applicable provincial and local planning regulatory framework.   

5.1 Provincial Policy Statement, 2014 
 
The 2014 Provincial Policy Statement (“PPS”) was issued by the Province of Ontario in accordance with 
Section 3 of the Planning Act and applies to all decisions in respect of the exercise of any authority that 
affects a planning matter made on or after April 30, 2014. Section 3 of the Planning Act requires that 
decisions affecting planning matters shall be “consistent with” the PPS. 
 
The PPS provides a vision for land use planning in Ontario that encourages the efficient use of land, 
resources and public investment in infrastructure and public service facilities. A mix of land uses is 
encouraged to provide choice and diversity. The PPS encourages development that will provide for long 
term prosperity, environmental health and social well-being.  

5.1.1 Building Strong Healthy Communities 
One of the key themes of the PPS is building strong, healthy communities and achieving efficient and 
resilient development patterns.  Policy 1.1.1 of the PPS provides, in part, that healthy, liveable and safe 
communities are sustained by the following:  

a) Promoting efficient development and land use patterns which sustain the financial well-being of 
the Province and municipalities over the long term;  

b) Accommodating an appropriate range and mix of residential, employment, institutional, 
recreation, park and open space, and other uses to meet long-term needs;  

c) Avoiding development and land use patterns which may cause environmental or public health 
and safety concerns; and 

e) Promoting cost-effective development patterns and standards to minimize land consumption and 
servicing costs.   
 

The subject lands are located within the City of Guelph Settlement Area, as delineated by the Growth Plan 
for the Greater Golden Horseshoe. Policy1.1.3.1 of the PPS provides that settlement areas shall be the focus 
of growth and development, and their vitality and regeneration shall be promoted. Further, Policy 1.1.3.2 
provides that land use patterns within settlement areas shall be based on densities and a mix of uses 
which: efficiently use land and resources; are appropriate for and efficiently use the infrastructure and 
public service facilities which are planned or available and avoid the need for their unjustified or 
uneconomical expansion; minimize negative impacts to air  quality and climate change and promote 
energy efficiency; support active transportation; and are transit supportive.  
 
The subject lands are located within a Designated Growth Area of the City of Guelph. Policy 1.1.3.6 of the 
PPS requires that new development taking place in designated growth areas should occur adjacent to the 
existing built-up area and shall have a compact form, mix of uses and densities that allow for the efficient 
use of land, infrastructure and public service facilities.  
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The subject lands are located adjacent to existing and planned residential development in the south end 
of the City.  The proposed secondary school will result in the development of lands with a new institutional 
use that will meet the long-term needs of residents of the South Guelph area and surrounding community.  
The proposed secondary school will contribute to the range of uses within South Guelph, can be 
adequately serviced and connected to the existing road network.  
 
The proposed secondary school is located proximate to a range of existing and future residential uses and 
will be designed to in consideration of active transportation options in order to accommodate the 
estimated 600 students who will not be bussed to school. Appropriate connections to the broader 
community have been contemplated through the conceptual design process as illustrated on Figure 1 
and will be refined through the site plan stage.  The location of a secondary school within a growing 
residential area represents the efficient use of land and represents the introduction of a new institutional 
use that will serve the needs of the broader community.  

5.1.2 Public Service Facilities 
Policy 1.6 of the PPS provides polices with respect to infrastructure and public service facilities. The 
proposed secondary school is considered to be a public service facility, based on the following definition:  
“land, buildings and structures for the provision of programs and services provided or subsidized by a 
government or other body, such as social assistance, recreation, police and fire protection, health and 
educational programs and cultural services. Public service facilities do not include infrastructure.” 
 
Policy 1.6 of the PPS provides that public service facilities shall be provided in a coordinated, efficient and 
cost-effective manner that considers impacts from climate change while accommodating projected 
needs.  Planning for public service facilities shall be coordinated with integrated land use planning so that 
they are financially viable over their life cycle and available to meet current and projected needs.  Public 
service facilities should be co-located in “community hubs” where appropriate, to promote cost-
effectiveness, and facilitate service integration, access to transit and active transportation.   
 
The UGDSB has determined that a new secondary school is required in South Guelph to meet current and 
future student enrollment in the City of Guelph and surrounding communities. The subject lands are 
appropriate for the development of a secondary school as they are located proximate to existing and 
planned residential development and are adjacent to non-residential uses. The proposed school will 
contribute to the range of uses within the community and strengthen the intersection of Arkell Road and 
Victoria Road as a “community hub” or node. The school site will be designed to be integrated with the 
community and optimize transportation options, including public transit and active transportation. 
Accordingly, the location of the Secondary School on the subject lands is appropriate. 

5.1.3 Natural Heritage Features 
The PPS places a strong emphasis on the wise use and management of resources over the long term in 
order to conserve biodiversity, protect ecological processes and minimize environmental impacts. An 
Environmental Impact Study was completed in support of the proposed development and confirms the 
presence of Significant Woodlands and ecological linkage on the northern portion of the subject lands.   
 
Sections 2.1.5 and 2.1.8 provide that development or site alteration shall not be permitted on Significant 
Woodlands or adjacent lands unless it has been demonstrated that there will be no negative impacts on 
the natural feature or its ecological function.   
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The EIS concludes that the proposed development of the school and related amenities, with mitigation, 
restoration and management, will not result in negative impacts to the Significant Woodland, ecological 
linkage, adjacent lands or the broader Natural Heritage System or the ecologic functions of these features.  
 

5.1.4 PPS Conclusions 
The proposed a new Secondary School represents the appropriate development of lands within an 
existing Settlement Area. The proposed secondary school will contribute to the range of uses within the 
community and result in the development of a necessary new public service facility. The subject lands are 
surrounded by existing and planned residential development and are adjacent to non-residential uses.  
The proposed development will satisfy an identified long-term need for a secondary school to 
accommodate projected student enrollment. 
 
The proposed development is located on lands which can be adequately serviced, are well connected to 
the existing and planned road and transit network and have been planned to safely and efficiently 
integrate with the surrounding community.  Further, the existing woodlot on the subject lands is to be 
retained with appropriate buffers to ensure its long term protection. No negative impact on the feature or 
its function will occur as a result of the proposed development. 
 
Based on the analysis above, the proposed development is consistent with the PPS (2014). 
  

5.2 Growth Plan for the Greater Golden Horseshoe, 2017 
The Minister of Municipal Affairs and Housing issued a new Growth Plan for the Greater Golden Horseshoe 
(the “Growth Plan”), effective on July 1, 2017.  The 2017 Growth Plan replaces the previous version of the 
Growth Plan for the Greater Golden Horseshoe issued in 2006. The Growth Plan, 2017 represents the long-
term framework for implementing Ontario’s vision for building strong, prosperous communities and 
managing growth within the Greater Golden Horseshoe 
 

5.2.1 Complete Communities  
The Growth Plan emphasizes the establishment of “complete communities”. Complete communities are 
defined as: 

Places such as mixed-use neighbourhoods or other areas within cities, towns, and settlement areas 
that offer and support opportunities for people of all ages and abilities to conveniently access most 
of the necessities for daily living, including an appropriate mix of jobs, local stores, and services, a 
full range of housing, transportation options and public service facilities. Complete communities 
are age-friendly and may take different shapes and forms appropriate to their contexts. 
 

Section 2.1 states that the Growth Plan, 2017 is about “accommodating forecasted growth in complete 
communities. These are communities that are well designed to meet people’s needs for daily living throughout an 
entire lifetime by providing convenient access to an appropriate mix of jobs, local services, public service facilities, 
and a full range of housing…”  Section 2.2.1 provides that building complete communities will also expand 
access to public service facilities, co-located and integrated in community hubs.  Based on the definition of 
public service facilities contained in the Growth Plan, 2017, schools are considered to be public service 
facilities.  Accordingly, convenient access to schools is a fundamental component of a complete 
community.  
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Section 3.2.8 provides policies with respect to public service facilities. The Growth Plan, 2017 directs that 
public service facilities and public services should be co-located in community hubs and integrated to 
promote cost effectiveness. New public service facilities, including schools, should be located in 
settlement areas and preference should be given to sites that are easily accessible by active transit and 
transit.   
 
The proposed secondary school represents a new public service facility within a settlement area.  As 
communities grow and develop, public service facilities must keep pace ensuring that residents have 
convenient access to the necessities for daily living. The addition of a new secondary school will contribute 
to the development of South Guelph as a complete community and address an identified need to 
accommodate high school students in the South Guelph area and surrounding communities.  
 
The proposed secondary school will be integrated with the existing and emerging community and has 
been appropriately located adjacent to non-residential uses. The subject lands are accessible through 
active transit and public transit. The context plan included as Figure 1 illustrates how the proposed school 
will be integrated into the broader community.  

5.2.2 Designated Greenfield Area  
The subject lands are located within the Designated Greenfield Area of the City of Guelph.  Section 2.2.7 of 
the Growth Plan, 2017 directs new development in the designated greenfield area will support the 
achievement of complete communities and support active transit.   
 
Section 2.2.7.2 provides that the designated greenfield area of each municipality will be planned to 
achieve a minimum density target that is not less than 80 residents and jobs combined per hectare. The 
minimum density target will be measured over the entire designated greenfield area. The minimum 
density target of 80 residents and jobs per hectare has been increased from the density target of 50 
residents and jobs per hectare in the 2006 Growth Plan. Section 2.2.7.5 provides that the density target in 
the applicable official plan that is approved and in effect as of July 1, 2017 remains in effect until the next 
municipal comprehensive review.  Therefore, the minimum density target for the designated greenfield 
area of the City of Guelph is 50 residents and jobs per hectare.  
 
The location of a proposed secondary school on the subject lands is appropriate as it is conveniently 
located proximate to existing and planned residential development and non-residential development. The 
proposed school will be designed to integrate into the community thereby providing opportunities for 
safe active transportation for students traveling to and from school as well as options for existing public 
transit. The proposed development will contribute to the range of uses within the South Guelph 
community and satisfy an identified institutional need. The proposed secondary school will also provide 
for additional employment density in the South Guelph community.  
 
Approximately 110 people will be employed at the school. This translates to an employment density of 
14.7 jobs per hectare. Although the estimated employment density is less than required by the Growth 
Plan, it should be noted that secondary schools have specific design and locational requirements for larger 
facilities and land parcels to accommodate the projected student population.  It is estimated that the 
proposed school will accommodate approximately 1, 200 students.  Accordingly the student density of the 
proposed secondary school is 160 persons per hectare, much greater than the minimum greenfield 
density target.  Further, the density targets of the Growth Plan are to be measured across the entire 
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Designated Greenfield Area.  The density of greenfield areas is to be measured across the entire greenfield 
area.  

5.2.3 Natural Heritage System 
The subject lands feature a woodlot along the northern portion of the site. In accordance with 4.2.2.3 of 
the Growth Plan, 2017 an EIS has been prepared to demonstrate that the proposed development will not 
result in negative impacts on the woodlot feature or its functions.  
 
The EIS identified a locally significant woodland adjacent to the northwest portion of the subject lands, 
with portions extending along the northern portion of the subject lands.  The EIS recommends a 10 metre 
buffer to ensure the protection of the significant woodland.  The conclusions contained in the EIS confirm 
no negative impacts will result from the proposed development with the implementation of the 
recommended mitigation, restoration and management measures contained in the EIS.  

5.2.4 Growth Plan, 2017 Conclusions 
The proposed development of a Secondary School on the subject lands will result in the addition of 
valuable community infrastructure, required to meet the educational needs of residents and contribute to 
the establishment of a complete community. The subject lands are located proximate to existing and 
planned residential development thereby providing convenient access to the school. The proposed school 
will be designed to integrate into the surrounding neighbourhood and will contribute to the range of uses 
in the community.  The proposed Official Plan Amendment conforms to the Growth Plan for the Greater 
Golden Horseshoe. 

5.3 City of Guelph Official Plan  
The City of Guelph Official Plan (the “Official Plan”) was adopted by City Council on November 1, 1994, and 
approved by the Province on December 20, 1995. For the purposes of this report, the September 2014 
consolidation of the Official Plan was reviewed. The 2014 consolidation includes OPA 39 which brought 
the Official Plan into conformity with the 2006 Growth Plan and OPA 42 which introduces polices for the 
Natural Heritage System. Both OPA 39 and 42 are in full force and effect.  

5.3.1 Land Use 
The subject lands are located within the Greenfield Area on Schedule 1B to the Official Plan and are 
designated General Residential, Medium Density Residential, Neighbourhood Commmercial Centre and 
Significant Natural Areas & Natural Areas on Schedule 1 – Land Use Plan, of the City of Guelph Official Plan.  
Figure 4 to this report illustrates the land uses designations on the subject lands. Generally: 

• The Medium Density Residential designation applies to the eastern portion of the subject lands, 
along Victoria Road and Arkell Road; 

• The General Residential Designation applies to the western portion of the subject lands; 
• The Neighbourhood Commercial Centre designation applies to the portion of the lands adjacent to 

the Victoria Road and Arkell Road intersection; and  
• The Significant Natural Areas & Natural Areas designation applies to the northern portion of the 

subject lands and corresponds to the location of the woodlot on the subject lands.  
The proposed Official Plan Amendment applies only to the portion of the subject lands designated 
Neighbourhood Commercial Centre. It is proposed a site specific policy specifically listing “school” as a 
permitted use be applied to the portion of the subject lands designated Neighbourhood Commercial 
Centre.  
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It is noted that the subject lands are also within the South Guelph Secondary Plan Area on Schedule 1A of 
the Official Plan. The policies relative to the South Guelph Secondary Plan have been integrated into the 
Official Plan and have been included in the following analysis. The Urban Design Objectives for the South 
Guelph Secondary Plan area are considered in the accompanying Urban Design Brief.  

5.3.1.1 Residential Designations 
Section 7.2 of the Official Plan provides that one of the objectives of the Residential designations is to 
ensure an adequate amount of residential land to accommodate the anticipated population growth and 
ensure such lands are appropriately located and suitable for the distribution of various housing types. In 
addition, the Official Plan acknowledges the need for limited non-residential uses in residential areas. 
Specifically, Section 7.2.26 of the Official Plan states:  “Within designations of this Plan permitting residential 
uses, a variety of small-scale institutional uses may be permitted that are complementary to, and serve the needs 
of residential neighbourhoods. Such non-residential uses include: schools, churches, daycare centres, municipal 
parklands and recreational uses.” 
 
Section 7.2.27 of the Official Plan sets out policies related to the development of non-residential uses in 
residential areas. Section 7.2.28 provides that these criteria will be used to assess the merits of rezoning 
applications to permit new non-residential uses. Table 2, below illustrates that the proposed development 
conforms to the applicable criteria: 
 

TABLE 2 – NON-RESIDENTIAL DEVELOPMENT CRITERIA 
Section Policy  Comment 
7.2.27 Non-residential uses shall be developed in 

a manner that is compatible with 
adjoining residential properties and which 
preserves the amenities of the residential 
neighbourhood. 

The proposed use of a school in a residential 
community is considered to be a compatible 
form of development.  
The amenities of the residential neighbourhood 
will be enhanced through the development of 
the proposed school which will function as a 
valuable community facility. 

7.2.27.1. Non-residential uses shall:  
Be located on an arterial or collector road; Both Arkell Road and Victoria Road are Arterial 

Roads in accordance with Schedule 9A of the 
Official Plan. 

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

Presently, the subject lands do not abut any 
existing residential properties; however adjacent 
lands are designated for residential development. 
The preliminary site concept plan has been 
designed in consideration of impacts on 
adjoining residential lands. The school building is 
oriented towards the Victoria Road and Arkell 
Road intersection which will minimize impacts on 
adjacent future residential lands. A TIS has been 
prepared in support this application, the 
conclusions of which recommends a number of 
design considerations to minimize traffic impacts. 
The detailed design of the site will occur through 
the site plan stage. Traffic, noise, light and signage 
issues will be considered. 
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Have adequate landscaping and 
screening to promote compatibility with 
adjacent activities;   

The preliminary design of the proposed 
development provides sufficient space to 
accommodate appropriate landscaping and 
screening to the lands to the west. The northern 
portion of the subject lands features a wooded 
area which is to be retained. This wooded area 
will form an effective buffer for the lands to the 
north of the subject lands. Detailed landscape 
design will occur at the site plan stage.  

Have sufficient off-street parking, 
circulation and access points; and 

The proposed development will satisfy the 
minimum parking requirements of the Zoning By-
law. 
 
Access to the proposed development will be 
provided by two driveways on Arkell Road and 
one driveway on Victoria Road. The TIS prepared 
in support of the proposed development 
confirms that the entrance on Victoria Road will 
not interfere with operations on Victoria Road. 
The entrances on Arkell Road have been located 
to minimize the potential for conflicts with 
existing driveways/intersections on Arkell Road. 
 
With respect to site circulation, the TIS provides 
recommendations to minimize conflicts between 
pedestrians, busses and vehicles. Appropriate 
mitigation measures will be included at the site 
plan stage.  

 Have adequate municipal services. The Functional Servicing Report filed in support of 
this application confirms that the subject lands 
can be adequately serviced by existing 
infrastructure. 

7.2.27.2 Non-residential uses will be encouraged 
to concentrate at neighbourhood "nodes" 

Neighbourhood “nodes” are not specifically 
identified by the Official Plan. However, section 
7.4.22 describes the lands designated 
Neighbourhood Commercial Centre as “one or 
more properties within a compact ‘node’.”  The lands 
at the southwest corner of Victoria Road and 
Arkell Road are presently developed with a range 
of commercial and retail uses, thereby 
functioning as a neighbourhood node. 
 
As the lands located at the intersection of Victoria 
Road and Arkell Road are partially designated 
Neighbourhood Commercial Centre and have the 
function of a node. The location of the proposed 
school is appropriate.  
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The addition of a secondary school in the South Guelph area will strengthen the community by providing 
an important non-residential use to serve the residents of the area. The proposed school use has been 
assessed in consideration of the development criteria of the Official Plan and considered to be appropriate 
and compatible.  
 
With respect to schools in residential designations, Schedule 1 to the Official Plan identifies a number of 
potential school sites within the City of Guelph. Section 7.2.26.1.a) provides that these potential school 
sites do not represent a land use designation or location.  In the South Guelph Area there are three 
potential school sites identified.  A school has been developed on each of the identified school sites in 
South Guelph. In fact, there are presently six elementary schools within South Guelph and one Catholic 
secondary school.  Accordingly, lands do not need to be identified as a potential school site in the Official 
Plan in order to develop as a school. 
 
Based on the foregoing, the development of a secondary school on the portion of the subject lands 
designated General Residential and Medium Density Residential conforms to the policies of the Official 
Plan. The proposed secondary school will result in an enhancement to the range of uses within the South 
Guelph Area that serve the daily needs of residents and will strengthen the existing node at Victoria Road 
and Arkell Road.  

5.3.1.2 Neighbourhood Commercial Centre 
The portion of the subject lands located to the northwest of the Victoria Road and Arkell Road intersection 
is designated Neighbourhood Commercial Centre by Schedule 1 of the Official Plan. Section 7.4.22 of the 
Official Plan provides that a Neighbourhood Commercial Centre is comprised of one or several commercial 
buildings on one or more properties within a compact “node” and is intended to primarily serve the 
shopping needs of residents living and working in nearby neighbourhoods and employment districts. 
Institutional and small scale office uses may be permitted where these uses are compatible with their 
surroundings.  
 
The Neighbourhood Commercial Centre designation permits institutional uses but does not specifically list 
schools as a permitted uses or define the term “institutional”. Thus, a site specific amendment is proposed 
to clarify the list of permitted uses by adding “school” as a permitted use for the portion of the subject 
lands designated Neighbourhood Commercial Centre. Compatibility considerations were discussed at Table 
2 and can be further achieved through the detailed design stage.  
 
The proposed Official Plan Amendment conforms to the intent of the Official Plan. The proposed school 
will not undermine the commercial function of the Neighbourhood Commercial Centre designation. The 
southwestern quadrant of the designation is presently developed with a range of commercial uses which 
will continue to operate following the proposed development. 
  
The policies regarding non-residential development in residential areas encourage non-residential 
development to locate in neighbourhood nodes. Neighbourhood nodes are not defined or mapped by 
the Official Plan; however the Victoria and Arkell Road intersection functions as a neighbourhood node, 
given the existing commercial uses on the south side of Victoria Road.  The proposed school is permitted 
on the portion of the subject lands designated for residential uses and will result in a non-residential use in 
a residential area being appropriately located within a neighbourhood node. The proposed Official Plan 
amendment will facilitate the development of a use which will enhance the South Guelph community and 
strengthen the existing Victoria/Arkell node.  
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Section 7.4.27 of the Official Plan provides that a Neighbourhood Commercial Centre shall not be 
extended or enlarged to provide more than 4,650 square metres of gross leasable floor area.  It is estimated 
that the existing commercial uses on the southwest corner of the Victoria/Arkell intersection has an 
approximate area of 2,000 square meters. Accordingly, further intensification of these commercial lands 
could occur following development of the proposed secondary school.  
 
Finally, Section 7.4.31 of the Official Plan provides that where there are adjacent properties within the 
node, as new development occurs the lands will be integrated with one another. Individual developments 
within the Neighbourhood Commercial Centre will be designed to be integrated into the wider community 
by footpaths, sidewalks, bicycle systems and the placement of buildings in close proximity to the street 
line near transit facilities. The proposed secondary school will result in the complete integration of the 
node with adjacent lands and the integration of the school site into the wider community through 
appropriate road and trail connections. Figure 1 to this report illustrates the complete integration of the 
secondary school with the surrounding community.  

5.3.2 Community Facilities 
Section 3.4 of the Official Plan provides policies with respect to Community Facilities. The objective of 
these policies is to promote the maintenance and development of sustainable neighbourhoods by 
providing community facilities that support a high quality of life for all residents.   Section 3.4.1 provides 
that educational facilities are considered to be a community facility. Community facilities are encouraged 
in conjunction with new residential growth.  
 
With respect to schools, Section 3.4.3 of the Official Plan promotes the adequate distribution of school 
spaces to meet the community’s educational needs. Within new growth areas of the City, this plan 
encourages the provision of new schools within a reasonable time of the construction of new housing in 
the area.  As demonstrated on Table 1 there have been six elementary schools (4 public, 2 Catholic) and 
one Catholic secondary school developed in South Guelph over the past 15 years.  There is no public 
secondary school within South Guelph and, in fact, there has not been a new public secondary school 
constructed in Guelph since 1967. 
 
The proposed development will result in the construction of a new secondary school in the South Guelph 
area. The South Guelph area is a rapidly developing community that will continue to experience the 
construction of new housing. The proposed secondary school will address student population projections 
and satisfy a demand for a high school in this area.  
 
Currently, public secondary students in South Guelph must be bussed to one of the existing secondary 
schools in the City, either Centennial Collegiate Vocational Institute, John F. Ross Collegiate Vocational 
Institute or College Heights Secondary School. The proposed development will reduce the demand for 
school bus transportation as more students will live proximate to the proposed school. It is anticipated 
that 50% (600 students) could rely on walking, cycling, public transit or private vehicle to get to and from 
school.  Less reliance on bussing results in decreased greenhouse gas emissions, less toll on road 
infrastructure and an increase in active and public transportation for students travelling to and from 
school. In addition, traffic congestion at existing secondary schools in the City will be reduced as students 
from South Guelph and surrounding communities will attend the proposed secondary school, rather than 
being bussed to existing schools.  The proposed concept plan has been designed to accommodate the 
anticipated bus demand (17 busses daily) and provides for safe and efficient circulation through the site.  
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5.3.3 Greenfield Area 
The subject lands are located within the Greenfield Area on Schedule 1B of the Official Plan. The policies 
regarding development within the greenfield area are set out at Section 2.4.10 of the Official Plan.  
 
The proposed development will contribute to the Growth Management objectives for the greenfield area 
as follows: 

• The proposed development will contribute to the establishment of a complete community 
through the addition of new and necessary community infrastructure. 

• The proposed development will provide for appropriate non-residential development in the 
greenfield area and will contribute to the mix of uses within the community. 

• The proposed development will contribute to the number of jobs in South Guelph. 
• The proposed development will contribute to the overall density of the greenfield area through 

the provision of new jobs. While the estimated employment density of the subject lands will be 
less than 50 persons and jobs per hectare, density is to be measured across the entire designated 
greenfield area. 

• The proposed school will support active transportation. It is estimated that 50% of the student 
population could rely on walking, cycling, public transit or private vehicle to get to and from 
school. Currently, the majority of secondary school students within South Guelph are bussed to 
school. Pedestrian and cyclist infrastructure will be included as part of the detailed design. 

• The proposed development has been designed to provide for appropriate connections to the 
active transportation network, public transit network and road network; 

• The proposed development will result in the protection and enhancement of the natural heritage 
features located on the subject lands. 

Schools are considered to be fundamental pieces of complete communities. Schools should be distributed 
throughout the City to ensure they are located to best serve student populations. The proposed 
development will result in the addition of a key piece of community infrastructure within the South 
Guelph community.  
 

5.3.4 Natural Heritage 
The northern portion of the subject lands comprises part of the City’s Natural Heritage System. Schedule 1 
of the Official Plan designates the northern portion of the subject lands as Significant Natural Areas & 
Natural Areas. Schedules 10 and 10C of the Official Plan identifies these lands as Significant Natural Areas 
(Significant Woodlands) and Ecological Linkages. Further, an ‘Other Wildlife Crossing Opportunity” is 
illustrated at the northern portion of the subject lands, adjacent to Victoria Road. 
 
Section 6A.1.1 of the Official Plan requires that the City shall ensure the long term protection of the Natural 
Heritage System and assorted ecological and hydrologic functions. The Natural Heritage System is made 
up of natural heritage features and areas linked by natural corridors. Sections 6A.1.2 and 6A.2 provides that 
generally, development or site alteration will not be permitted within the Natural Heritage System, 
including minimum buffers, with the exception of limited low impact uses.  Development of site alteration 
may be permitted within the adjacent lands to Significant Natural Areas, provided it has been 
demonstrated through an EIS that there will be no negative impacts to the natural heritage features and 
areas or their associated ecological function.   
 
Section 6.A.2.6 and Table 6.1 of the Official Plan identified a minimum buffer for significant woodlands as 
10 metres from the dripline and the minimum width of adjacent lands as 50 metres. Development or site 
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alteration shall not be permitted within Significant Woodlands and established buffers, except for specific 
permitted low impact uses.  
 
Section 6A.2.9 provides that Ecological Linkages are a component of Significant Wildlife Habitat. Ecological 
Linkages are generally 100 metres in width but may be modified or refined based on the findings of an EIS. 
In this case, the recommended width of the Ecological Linkage is 50 metres, as determined through the 
EIS.   
 
Section 6A.2.12 provides that wildlife crossings are identified where wildlife would need to cross a road. 
Accordingly, a wildlife crossing is identified adjacent to Victoria Road. Section 6A.4 provides that the City 
will require mitigation measures at wildlife crossings identified through an EIS to be implemented through 
development applications. 
 
An EIS has been prepared in accordance with the requirements of the Official Plan in support of the 
proposed development. The EIS has analyzed the impact of the proposed development and concluded 
that there will be no adverse impact to the natural heritage system or its ecological function. The 
development is located entirely outside of the Significant Woodlands, its identified minimum 10 metre 
buffer and the identified Ecological Linkage. 
 
A proposed trail segment is located partially within the Significant Woodlands. This trail segment is 
identified in the City’s Trail Master Plan and is considered essential to the City’s trail system.  With the 
exception of where the trail crosses from the adjacent lands, it is located within the highly disturbed 
portion of the Significant Woodland. The EIS recommends that invasive species management and a 
restoration plan will be implemented in conjunction with the construction of the trail. In accordance with 
Section 6A.2.6.7, the proposed trail, subject to the recommendations contained in the EIS is permitted 
Significant Woodlands.   
 
Some low impact uses, including a stormwater management easement and a trail segment are located 
within the Ecological Linkage. Portions of the development (track, sports fields, and stormwater 
management facilities) will occur on lands adjacent to the natural heritage system. The EIS has determined 
that these uses are appropriate on adjacent lands and recommended mitigation measures to ensure the 
long term protection of the feature. The EIS also determined that the Ecological Linkage will be maintained 
and enhanced through restoration, invasive species management, compensation plantings and a 
stormwater management design that increases cover and habitat variability within the linkage. 
Rehabilitation and restoration of the significant woodland will enhance habitat and increase diversity and 
vertical structure within the woodland.  
 
In summary, the EIS provides that conclusion that the proposed development complies with the Natural 
Heritage System policies of the Official Plan. 
 

5.3.5 Torrance Creek Wetland Complex and Arkell Springs Water Resource 
Protection Area 

The subject lands are located within the Torrance Creek & Wetland Complex Area and the South Guelph 
Secondary Plan Area on Schedule 1A – Secondary Plans and Water Features and the Arkell Springs Water 
Resource Protection Area Schedule 2. 
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Section 5.2.3 of the Official Plan provides that the One Zone flood plain areas of the City are located within 
the Significant Natural Areas of the land use designation.  These floodplains provide floodway areas and 
are delineated by the regulatory floodlines of Schedule 2.  No development is permitted within the One 
Zone flood plain areas of the City. The proposed development is located entirely outside of the regulatory 
floodlines on the subject lands.  
 
The subject lands are located within the Arkell Springs Water Resource Protection Area. The City is reliant 
on the majority of its water supply comping from the Arkell Springs. See Section 4.3 of the Official Plan 
requires that development activities do not impair the future ability of the areas groundwater and surface 
water resources to provide a water quality supply to satisfy the residential and business needs of the 
community and sustain the area’s natural ecosystem. Section 4.3.6 provides that the City will introduce 
conditions of approval to protect water quality and quantity.  
 
The subject lands are located within a Source Water Protection Area B with a vulnerability score of 8. A 
Hydrogeological Report has been prepared in support of the proposed development and determined that 
construction activities associated with the proposed development will likely not have significant impacts 
on the local groundwater system. Surrounding municipal water supply wells and domestic wells are 
unlikely to be impacted based on the shallow depths of construction associated with the slab-on-grade 
building.  Construction activities are not likely to impact groundwater resources and base flow to the 
Torrance Creek Subwatershed provided that infiltration and stormwater occurs on the property. 
Accordingly, the proposed development will not impact ground water resources. 

5.3.6 Transportation   
Schedules 9A-9C of the Official Plan illustrates the Transportation Network for the City of Guelph. 
 

• Schedule 9a identifies both Arkell Road and Victoria Road are identified as 2-lane Arterial Roads.  
• Schedule 9C identifies the City’s Bicycle Network Plan. Victoria Road is identified as Proposed On-

Road Bike Lanes. Off-Road Shared Use paths are proposed to connect with Victoria Road north 
and south of the subject lands in order to create a linked bicycle network throughout the City. 

5.3.6.1 Active Transit 
The proposed development has been designed in consideration of the Official Plan policies related to the 
promotion of walking and cycling, contained in Section 8.2.1 of the Official Plan. The proposed 
development has been designed to provide appropriate and convenient pedestrian and cyclist 
connections.  The proposed development will be connected with the broader South Guelph trail network 
through connections at the northern and western portion of the site and to Arkell Road. 
 
A Transportation Demand Management Plan was prepared as part of the TIS submitted in support of the 
proposed development and recommends measures to be implemented in the design and construction of 
the development to influence how attractive, convenient and safe non-vehicular travel modes will be once 
the development is complete.  These measures will be considered at the site plan and building design 
stage.  

5.3.6.2 Public Transit 
The Victoria Road and Arkell Road intersection is currently serviced by two bus routes (Routes 5/5A and 56), 
The closest bus stop is immediately adjacent to the subject lands on the west side of Victoria Road, north 
of Arkell Road. However, this stop is only utilized by Route 5A which operates generally between May and 
September. The next closest stop is located approximately 650 metres from the subject lands, at the 
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intersection of Summerfield Drive and Victoria Road. The existing bus routes operating on the roads 
adjacent to the subject lands provide transit access to the proposed Secondary School.  

5.3.6.3 Roads 
Victoria Road and Arkell Road are both identified as Arterial Roads on Schedule 9A. Schedule 9B sets out a 
recommended Road Plan for the South Guelph Secondary Plan Area. The proposed Road Plan does not 
impact the subject lands and no new roads are illustrated proximate to the subject lands. 
 
Schedule 1B of the Official Plan shows the location of future City Streets. Schedule 1B illustrates a future 
City Street connecting Victoria Road South to Arkell Road. This street is located to the north and west of 
the subject lands. The connection to Victoria Road north of the subject lands is in approximately the same 
location as the road connection contemplated as part of the plan of subdivision to the north currently 
under review by the City of Guelph.  Potential connections to Arkell Road are shown on the Context Plan at 
Figure 1 of this report.  

5.3.7 Archaeological Resources  
A portion of the subject lands are identified as being within an Area of Potential Archaeological Resources 
on Schedule 3 to the Official Plan. A Stage 1-2 Archaeological Assessment for the subject lands has been 
completed by AMICK Consultants Limited and has been entered into the Ontario Public Register of 
Archaeological Reports. The Archaeological Assessment determined that the subject lands do not meet 
any of the criteria established by the Ministry of Tourism, Culture and Sport for determining whether 
further assessment is required and was found to be of no further cultural heritage value or interest.   

5.3.8 Staging  
Schedule 4 to the Official Plan sets out the Staging of Development within the City of Guelph. Section 4.2.1 
of the Official Plan provides that the rate and direction of development in new growth areas will be 
governed by the City’s ability to provide and extend municipal service.  The subject lands are located 
within Phase 2.b. of Stage 2 on Schedules 4A and 4B.  Prior to development occurring in Stage 2b, 
extension of the existing trunk watermain from the Arkell/Victoria intersection and extension of a gravity 
sanitary sewer from the Eramosa River on Victoria Road or the construction of a pumping station and 
forcemain are required. 
 
The Functional Servicing Report prepared in support of the proposed school development concludes that 
existing municipal infrastructure for water and sanitary is available along Victoria Road South and existing 
municipal infrastructure for water is available along Arkell Road. The water and sanitary service connections 
for the proposed development will be off of Victoria Road. Accordingly, the proposed development can be 
adequately serviced through existing infrastructure.  

5.3.9 Official Plan Conclusions  
 
The proposed development conforms to the intent of the City of Guelph Official Plan. The development of 
the proposed secondary school will result in the addition of a valuable and desirable community facility 
within South Guelph. The proposed development will be designed to be compatible with adjacent 
development and future development and will be planned to integrate with the broader community. 
 
The proposed secondary school is permitted on the portion of the subject lands designated General 
Residential and Medium Density Residential.  The proposed development has been assessed in 
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consideration of the non-residential development criteria and is considered to be appropriate and 
compatible.  
 
The proposed Official Plan Amendment applies only to the portion of the subject lands designated 
Neighbourhood Commercial Centre. The Neighbourhood Commercial Centre functions as a neighbourhood 
node and is intended to serve the needs of residents living and working nearby. Institutional uses are 
permitted within the Neighbourhood Commercial Centre designation; however schools are not 
specifically permitted.  Accordingly, the intent of the Official Plan Amendment is to add ‘schools’ as a 
permitted use for clarity.  
 
Schools are considered to be fundamental pieces of complete communities. Schools should be distributed 
throughout the City to ensure they are located to best serve student populations. The proposed 
development will result in the addition of a key piece of community infrastructure within the South 
Guelph community. The proposed school can be adequately serviced through existing municipal services. 
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5.4 City of Guelph Official Plan Amendment 48 
The City of Guelph is currently undertaking a five-year Official Plan Review. The first two phases of this five-
year review resulted in OPA 39 and 42 which are in full force and effect and were reviewed in Section 5.4 of 
this Report. Official Plan Amendment 48 (OPA 48) is the final phase of the Official Plan Review. OPA 48 has 
been approved by City Council but is under appeal to the Ontario Municipal Board and is therefore not in 
full force and effect. However, for the purposes of this report, it must be considered as it sets out the 
desired land use planning framework for the City of Guelph, as adopted by City Council. Further, should 
the appeals of OPA 48 be disposed of, OPA 48 will apply to the proposed development of the subject 
lands.  
 
OPA 42 (natural heritage system) was included in the 2014 consolidation of the Official Plan. Thus, the 
most recent policy applicable to natural heritage has been reviewed in the previous section of this report.  
 
The proposed land use designations for the City of Guelph are set out on Schedule 2 of OPA 48 (Figure 6). 
The following designations apply to the subject lands: 

• The portion of the subject lands located adjacent to Victoria Road and Arkell Road is designated 
Medium Density Residential. 

• The interior portion of the subject lands are designated Low Density Greenfield Residential.  
• The lands at the northwest corner of Arkell Road and Victoria Road are designated Neighbourhood 

Commercial Centre. 
• The northern portion of the subject lands is designated Significant Natural Area. 

The proposed Official Plan Amendment applies only to the portion of the lands designated Neighbourhood 
Commercial Centre and seeks to add a site specific policy to  list “school” as a permitted use.  

5.4.1 Residential Designations 
Like the policies of the in-force Official Plan, Section 9.3 sets out the objectives for residential designation. 
Objective j) encourages the distribution of institutional uses in appropriate locations within residential 
areas.  Section 9.3.1.2 provides that schools are permitted in residential neighbourhoods provided that 
they are developed in a manner that is compatible with adjoining residential properties and which 
preserves the amenities of the neighbourhood.  
 
Sections 9.3.1.2 and 9.3.1.3 provide policies related to for the development of non-residential uses and 
schools in residential areas. These policies are almost entirely unchanged from the in-force Official Plan and 
have been assessed at Section 5.3.1.1 of this report.   
 
Accordingly, based on the policies of OPA 48 and the analysis contained in Section 5.3 of this report, the 
development of a school on the portion of the subject lands designated Medium Density Residential and 
Low Density Greenfield Residential is permitted by OPA 48. The proposed secondary school is an appropriate 
and compatible use within a residential area.  

5.4.2 Neighbourhood Commercial Centre 
The southwest portion of the subject lands remain designated Neighbourhood Commercial Centre by OPA 
48.  Section 9.4.1.11 permits the following uses within Neighbourhood Commercial Centre: commercial, 
retail and service uses; small-scale offices; community services and facilities; live/work; multiple residential 
within mixed use buildings; and urban squares.  
 



Upper Grand District School Board – 388 Arkell Rd                                                                                
Planning Report  - August, 2017  

25 

Community services and facilities are permitted within the Neighbourhood Commercial Centre designation. 
The term “community services and facilities” is not defined by OPA 48. However, Section 7.1.4 contains 
policies regarding community facilities which specifically include schools. The policies of the 
Neighbourhood Commercial Centre designation are generally unchanged from the in-force Official Plan with 
the exception of establishing a height limit of six storeys. Thus, the analysis contained at 5.4.1.2 of this 
report supports the proposed Official Plan Amendment in light of the policies contained in OPA 48.   

5.4.3 Greenfield Area 
Planning for a complete community is a central theme to OPA 48. Section 3.1 of OPA 48 provides that 
planning for a complete community is focused on the achievement of a well-designed, compact, vibrant 
city that provides convenient access to: an appropriate mix of employment opportunities; a range of 
housing options; local services and community infrastructure including schools; and public transportation 
and options for safe, non-motorized travel.  
 
The subject lands are located within the greenfield area on Schedule 1 of OPA 48.  The policies regarding 
the greenfield area contained in OPA 48 are generally unchanged from the in-force Official Plan. Thus, the 
analysis contained at Section 5.4.3 supports the proposed development.  

5.4.4 Community Facilities 
Section 7.1 of OPA 48 provides polices regarding community facilities and encourages the adequate 
provision of community facilities in conjunction with new residential growth. Community facilities include 
schools in accordance with Section 7.1.1 of OPA 48. 
 
With respect to schools, the Community Facilities policies of OPA 48 are unchanged from the in-force 
Official Plan. Accordingly, the analysis of the proposed development with respect to community facilities 
contained at Section 5.5.3 of this report applies to the policies of OPA 48. . 

5.4.5 Staging of Development 
Section 3.21 of OPA 48 provides policies to ensure development is staged in a logical and economical 
manner in keeping with the City’s growth management objectives. The subject lands are located within 
Stage 2 on Schedule 5. The Stage 2 area represents the logical extension of municipal services to support 
new urban development.  The provision of servicing in Stage 2 areas will be governed by the City’s capital 
budget process. 
 
Section 3.21.1.5 provides that development proposals will be evaluated based on their impact on 
municipal services. Development will be restricted or prohibited where municipal services are not of 
sufficient capacity or are inadequate to support the proposed use. 
 
A Functional Servicing Report has been prepared in support of the proposed development. The findings of 
the FSR demonstrate that the proposed development can be adequately serviced by municipal 
infrastructure.  

5.4.6 Source Water Protection 
Schedule 8 has been added by OPA 48 to illustrate Wellhead Protection Areas. The subject lands are 
located within Wellhead Protection Area B.  
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Section 4.3.3 of OPA48 contains policies with respect to source protection with the intent to protect water 
quality and quantity. Section 4.3.3 provides that policies resulting from the Source Protection Plan will be 
incorporated into the Official Plan. 
 
Since adoption of OPA48, the Grand River has prepared a Source Protection Plan has been approved by 
the Provincial Source Protection Committee.  This Plan has been reviewed and a Hydrogeological Report 
has been prepared in support of the proposed development. 
 
The Hydrogeological Report determined that there will be no adverse impact on source water as a result of 
construction activities for the proposed development and recommended appropriate mitigation 
measures. Specific activities with the school may require a Risk Management plan (e.g. hauling of organic 
solvents, etc) and will be addressed at the Site Plan Review stage when more specific details of the 
proposed activities within the school are known. 

5.4.7 Transportation  
The City of Guelph transportation is intended to be an integrated system designed to serve existing and 
proposed land use patterns and facilitate efficient, safe, convenient and energy efficient movement 
throughout the City. Section 8.5 provides that an integrated transportation system contributes to a 
complete community.  
 

5.4.7.1 Active & Public Transportation 
Schedule 7 to the OPA 48 illustrates the City’s Trail Network and shows a Proposed City Trail bisecting the 
western portion of the subject lands. This trail would connect with the existing City Trail on the south side 
of Arkell Road.  
 
The concept plan on Figure 1 of this report illustrates a trail connection on the western portion of the 
subject lands, generally aligned with the existing trail network on the south side of Arkell Road. In addition, 
a second trail connection is shown extending to the west to connect with future development lands. 
 
The proposed development has been designed in consideration of the active transportation policies of 
OPA 48 contained at Section 5.5.4. The conceptual design of the proposed development contemplates the 
integration of appropriate bicycle and pedestrian walkways, including connections and sidewalks. 
Consideration of additional measures to encourage active transit are included as part of the Transportation 
Demand Management study prepared in support of the proposed development and will be considered at 
the site plan and building design stage.    
 
The proposed pedestrian connections allow for multiple access points to the municipal sidewalk network. 
Should additional bus stops be added in the future, the proposed development provides for reasonable 
walking distances to potential future stop locations.  

5.4.7.2 Road Network 
Schedule 6 to OPA 48 illustrates the Road and Rail Network for the City. Arkell Road and Victoria Road are 
identified as Arterial Roads. There are no proposed roads located on the subject lands. Access to the 
subject lands is proposed via one driveway from Victoria Road and two driveways from Arkell Road. 
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5.4.8 OPA 48 Conclusion 
The City’s OPA 48 maintains the land use designations of the in-force Official Plan. The majority of the 
subject lands are designated Low Density Greenfield Residential and Medium Density Residential Certain non-
residential uses, including schools are permitted on the portion of the lands with residential designations.  
 
The southeast portion of the subject lands, located adjacent to the Victoria Road and Arkell Road 
intersection, is designated Neighbourhood Commercial Centre.  Community services and facilities are 
permitted in this designation.   The policies of OPA 48 related to community facilities include schools as a 
type of community facility and provide policies regarding the development of schools.  The proposed 
amendment seeks to clarify the policies of the Neighbourhood Commercial Centre designation by 
specifically including “school” as a permitted use on the subject lands. The proposed amendment 
conforms to the policies of OPA 48. 

  



Upper Grand District School Board – 388 Arkell Rd                                                                                
Planning Report  - August, 2017  

28 

5.5 South Gordon Community Plan 
The South Gordon Community Plan (the “Community Plan”) is a Council-adopted statement of policies 
intended to guide and direct future development activity and municipal works within the area of the 
community plan. The Community Plan was approved by City Council on March 15, 1999 but was not 
implemented through an Official Plan Amendment. The Community Plan is intended to provide additional 
guidance on the implementation of the Official Plan. Since adoption of the Community Plan, amendments 
to the City of Guelph Official Plan have occurred resulting in significant changes from the land use concept 
set out in the Community Plan.  As such, the South Gordon Community Plan is no longer relevant to the 
development of lands within the South Gordon Area.  However, the proposed development has been 
reviewed in the context of the Community Plan for information purposes.   
 
The land use concept set out in Figure 1 of the Community Plan is not entirely reflected by the in-force 
Official Plan or OPA 48. The Land Use Concept in the community plan recommends the following land 
uses apply to the subject lands, as shown on Figure 7 : 

• Medium Density Residential along Arkell Road and Victoria Road; 
• Mid-Rise Multiple Residential at the northwest corner of Arkell Road and Victoria Road; 
• Low Density Residential at the western portion of the subject lands; and, 
• Natural Areas/Open Space at the northwest corner of the subject lands. 

 
The Neighbourhood Commercial Centre designation on the portion of the subject lands adjacent to Arkell 
Road and Victoria Road and the Significant Natural Areas designation at the north eastern portion of the 
subject lands are not reflected by the South Gordon Community Plan.  
 
It should be noted that the lands to the north of the subject lands are identified as a Golf Course on Figure 
1. This Golf Course closed in 2011. Development applications have been submitted to the City to permit a 
residential plan of subdivision with respect to these lands.  

5.5.1 Schools and Institutional Uses 
The Community Plan promotes the adequate distribution of school sites to meet the community’s 
educational needs.  Figure 1 of the Community Plan illustrates the location of Educational Facilities 
throughout the plan area. Identified educational facilities are located on lands identified as “Institutional”.  
Section 9.2 of the Community Plan provides that future schools should be generally located as shown on 
the land use concept.  Exact location and size of school sites will be determined through the plan of 
subdivision process. Minor location changes will not require an amendment to the Community Plan.   
 
Presently, elementary schools have been developed at the approximate location of each of the identified 
“Educational Facilities” sites in the Community Plan. In addition, the St. Ignatius of Loyola Catholic School 
has developed on lands identified as Low Density Residential by the Community Plan.   Each of the school 
sites within South Guelph is designated for residential uses by the in-force City of Guelph Official Plan and 
OPA 48. 
 
While the Community Plan does provide that schools shall be generally located as shown on Figure 1, one 
school has been developed within the Community Plan Area that is not shown on Figure 1.  Further, 
Section 9.5 provides that the need for possible school sites is based on population projections and student 
generation factors.  The UGDSB student population projections have identified a need for a secondary 
school site within the South Guelph community. Given that a need for a secondary school has been 
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identified and schools do not need to be located only as illustrated on Figure 1 of the Community Plan, the 
proposed school is permitted by the Community Plan.  

5.5.2 Neighbourhood Design 
Section 7.0 of the Community Plan sets out policies with respect to Neighbourhood Design.  Table 3 
contains an analysis of the proposed development in the context of the Neighbourhood Design Policies of 
the Community Plan.  
 
TABLE 3 – NEIGHBOURHOOD DESIGN ANALYSIS 
Policy  Analysis 
7.1 A clearly identifiable public realm should be 

established in all new residential areas 
expressed through an interconnected network 
of streets, parks, school sites, community trails 
and natural heritage features. 

The context plan included as Figure 1 to this 
report demonstrates that the proposed school is 
well connected to the existing and emerging 
public realm in the South Guelph community.  

7.2 Appropriate neighbourhood design should 
include measures to promote pedestrian safety 
and comfort by providing a clearly defined 
public realm which is physically and visually 
accessible to all age groups and abilities 

Design considerations to promote pedestrian 
safety and comfort will be assessed through the 
site plan stage. Design measures will include: 
pavement markings, pedestrian crossings, trails, 
sidewalks and entrance features. 

7.4 Community parks, neighbourhood parks, 
schools, places of worship and other public 
functions should be placed in visually 
prominent, central and accessible locations to 
provide a neighbourhood focal point and 
gathering place.   

The subject lands are located in a visually 
prominent, accessible location at the intersection 
of two arterial roads and adjacent to commercial 
uses. The proposed development contributes to 
the functioning of the Victoria Road and Arkell 
Road as a neighbourhood node.  

7 The physical design of parks, school sites and 
community trail systems will be an integral part 
of the neighbourhood’s  identity . Public spaces 
should be distinctive and express the character 
of the neighbourhoods in which they are 
located. 

The school site has been designed to integrate 
within the community through the location of 
trails connecting the subject lands to the broader 
community.  The proposed secondary school will 
contribute to the character of the neighbourhood 
through the development of important 
community infrastructure.  

7.7 New development shall be encouraged to 
provide physical and visual access to parks and 
natural heritage features by incorporating 
sensitive site planning and arrangement of 
buildings and/or visually terminating streets 
with parks and open space areas. 

The proposed development incorporates a sports 
field and track. The existing woodlot to the north 
of the subject lands is proposed to be retained.  

7.8  The setting provided for public buildings, 
heritage buildings and landmarks should reflect 
the features’ potential significance to the 
community. 

The proposed secondary school is located at the 
intersection of two arterial roads which reflects 
the significance of the school to the community.  

 
Based on the foregoing the proposed development satisfies the policies regarding neighbourhood design.  
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5.5.3 Transportation 
Section 12.1 of the Community Plan provides that the Transportation Concept provides general guidance 
on the location of the main internal road network intended for the Community Plan area. Other road 
alternatives generated by development proposals may also be considered by the City during the 
development review process if accompanied with supporting studies. Figure 4 of the Community Plan 
(Figure 8) illustrates a proposed road bisecting the northern portion of the subject lands providing a 
connection from the lands to the west to Victoria Road. The road bisecting the subject lands is the only 
road connection to Victoria Road north of Arkell Road within the Community Plan area.   
 
A Collector Road to the north of the subject lands has been approved by Council. This road is 
approximately 114 metres north of the road illustrated on Figure 4 bisecting the subject lands.  The 
approved road connects the lands to the west and south to Victoria Road and can be extended to provide 
connections to Arkell Road as plans of subdivision are implemented. The Context Plan included as Figure 1 
of this report illustrates these connections.   
 
A connection to Victoria Road through the subject lands is not required as the approved road to the north 
will satisfy the requirement for a Collector Road providing access to Victoria Road.  Further, a road bisecting 
the subject lands would not meet the minimum separation standards to the approved road to the north. 
Section 4.2 of the Community Plan states that the location of roads are not exact, specific locations will be 
determined as the Community Plan is implemented. Minor changes in location of land uses and proposed 
roads will not require a Community Plan Amendment 
 
Further, as described in the Transportation Impact Study, prepared by Paradigm Transportation Solutions 
Limited, submitted in support of this application, if a Collector Road through the subject lands was 
approved, the City would require access to the school from the collector road system and not the arterial 
road system. This would result in all trips to the school, including busses, entering the residential 
neighbourhood. While Section 7.2.27 of the Official Plan provides all non-residential uses, including school 
shall be located on an arterial or collector road, the Official Plan also indicates non-residential uses shall be 
located on the property in a manner which minimizes the impact on traffic, noise, signs and lighting on 
adjoining residential properties. The proposed high school would result in over 400 AM peak hour trips 
into the residential neighbourhood, greatly impacting surrounding properties in terms of traffic and noise. 
That volume of traffic into the local residential neighbourhood would be undesirable.  
 
Access to the proposed secondary school will be from Victoria Street. Section 12.6 of the Community Plan 
provides that direct vehicular access to Victoria Street will be limited to multiple residential and non-
residential land uses.  Adjacent non-residential development will also be encouraged to develop shared 
driveway access to minimize the number of driveways and to increase their spacing.  Further, Section 12.19 
encourages institutional uses to locate adjacent to arterial roads and/or potential transit routes. Both 
Victoria Street and Arkell Road are identified as Arterial Roads on Figure 4 of the Community Plan. 

5.5.4 Natural Heritage System 
The Natural Heritage System shown on the South Gordon Community Plan has been superseded by OPA 
42. Only the northwest corner of the subject lands are identified a Locally Significant Woodlot on Figure 2 
of the Community Plan. As previously noted, the entire northern portion of the subject lands is designated 
as a Significant Natural Area by the Official Plan.  
 
An Environmental Impact Study has been prepared in support of the proposed development. The 
conclusions of the EIS provide that there will be no adverse impact to the Natural Heritage System. 



Upper Grand District School Board – 388 Arkell Rd                                                                                
Planning Report  - August, 2017  

31 

5.5.5 South Gordon Community Plan Conclusion 
The Community Plan represents direction for the future development of the South Gordon Area. However, 
the plan has been superseded by amendments to the Official Plan. Despite this, the proposed 
development conforms to the intent of the Community Plan as it will result in an appropriately located 
secondary school to meet the needs of the community. The need for the proposed secondary school has 
been identified by the UGDSB in response to residential development. 
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6.0 SUMMARY OF 
SUPPORTING TECHNICAL 
REPORTS 

The following is a summary of the key findings and recommendations of the supporting technical report 
that was requested by the City of Guelph at the pre-consultation meeting held on March 9, 2016.  

6.1 Environmental Impact Study 
Aboud & Associates Inc., was retained to a Scoped Environmental Impact Study (EIS) in support of the 
proposed secondary school development.  The purpose of the EIS was to characterize and identify the 
natural features and functions associated with the site; document existing conditions; make 
recommendations for impact avoidance, mitigation and enhancements; and determine compliance with 
applicable policies and regulations. 
 
The EIS identified that a Locally Significant Woodland occurs on the subject lands  
 
The EIS concluded that Significant Woodlands and Significant Wildlife Habitat (Ecological Linkages) 
identified on the subject lands will be protected and enhanced.  The recommendations and conclusions 
set out in the EIS have been considered in the proposed development of the subject lands.   
 
The key findings and conclusions of the EIS are summarized as follows: 

1. One Species at Risk was detected in the study area (barn swallow), with no evidence of breeding. 
Two locally significant bird species were observed in the study area. The proposed development is 
not expected to impact Species at Risk. 

2. Significant Woodlands were identified on the subject lands and a buffer of 10 metres was applied 
to this feature.  A trail is recommended adjacent to the northern boundary of the significant 
woodland, connecting the subject land to adjacent development.  The trail is expected to have a 
positive impact to the woodland as invasive species removal and restoration to the woodland 
edge will occur in conjunction with the construction of the trail.  

3. An Ecological Linkage was identified on the subject lands.  The linkage has a width of 50 meters. 
Sanitary sewers and stormwater management facilities will be located party within the linkage, but 
outside of the 10 metre woodland buffer.  No impacts are expected to occur to the Ecological 
Linkage as a result of the proposed development. However, the linkage will be effectively severed 
as a result of adjacent development to the west. 

4. All proposed buildings and parking facilities are outside of the linkages with recreational facilities 
within the 50 metre adjacent land to the ecological linkage.  

5. A total of 20 trees may be impacted by the proposed development, two of which are in poor 
condition and are recommended for removal. Compensation planting for native, healthy trees will 
occur at a rate of 3:1 (54 compensation plantings are expected based on the concept plan) 
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6. In order to mitigate impacts, a comprehensive restoration, compensation and invasive species 
management plan should be developed as part of the detailed design and implemented in 
conjunction with site development.  This will help to ensure the re-establishment of native plan 
communities following construction and limit the likelihood of invasive species becoming 
dominant within newly disturbed areas.  

7. A landscape restoration plan should be developed and implemented.  
8. Mitigation and monitoring measures have been recommended for the site preparation and 

servicing, construction and post-construction activities associated with the proposed 
development. Implementation of these measures will result in no long-term impacts to the natural 
heritage system.  

It is concluded by Aboud & Associated that the proposed development will not adversely impact the 
Significant Woodland, ecological linkage, adjacent lands or the broader Natural Heritage System or their 
ecological function  

6.2 Functional Servicing and Stormwater Management 
MTE was retained to complete a Functional Servicing Report (“FSR”) in support of the proposed secondary 
school development. The purpose of this report is to document the servicing, grading and stormwater 
management opportunities and constraints for the subject lands and demonstrating the functional 
serviceability of the subject lands. 
 
Key findings and conclusions from the FSR are summarized as follows: 
• Existing municipal infrastructure for water and sanitary is available along Victoria Road South; 
• Existing municipal infrastructure for water is available along Arkell Road; 
• A water service connection off of Victoria Road will service the proposed development. 
• A sanitary service connection off of Victoria Road South will service the proposed development. Two 

new manholes will be required within the site; 
• An on-site storm system will be required to service the proposed development with an outlet at the 

northwestern site of the site via a spreader berm 
• The stormwater management criteria can be achieved by installing an Oil and Grit Separator unit for 

quality control and utilizing orifice plates and FCRDs on the proposed rooftop for water quantity 
control. 

• Additional grading, servicing and stormwater management details will be provided at the detailed 
design stage.  

The conclusions of the FSR confirm that the proposed development can be adequately serviced by 
existing municipal infrastructure and that stormwater management can occur on site. 

6.3 Traffic Impact Study 
Paradigm Transportation Solutions Limited was retained to conduct a Transportation Impact Study (“TIS”) 
for the proposed secondary school. This purpose of this report is to analyze existing traffic conditions, 
describe the proposed development, forecast future traffic volumes, identify any remedial measures to 
mitigate forecast traffic impacts and provide recommendations to improve future traffic conditions. The 
TIS identifies the net impact the development will have on the area and mitigation measures to ensure 
that future traffic conditions are acceptable. 
Based on the analysis contained in the report, Paradigm has reached the following conclusions: 
• The proposed development is forecast to generate 456 and 294 new trips during the AM and PM 

peaks, respectively. 
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• The site generated traffic accounts for a maximum of 7.5% - 5.9% of all study area traffic during the AM 
and PM peak hours, respectively.  The proposed development has minimal impact in comparison with 
the forecasted background traffic.  All physical roadway improvements noted in the report and 
summarized below are warranted under background conditions.  Based on the findings of the report, 
it is recommended that the City monitor and review the need for the operation of the: 
o Signal optimization at the intersections of Victoria Road at Stone Road, Victoria Road at Arkell 

Road, Victoria Road at Clair Road and Gordon Street at Arkell Road; 
o Dual left-turn lanes for the eastbound left-turn movement at Arkell Road and Victoria Road with 

90 metres of storage and for the northbound left-turn movement at Victoria Road and Stone 
Road with 60 metres of storage; and 

o Widening Victoria Road to a four-lane cross-section south of MacAllister Boulevard to Clair Road. 
• Adequate site distance is provided for all proposed driveway connections.  The signalized intersection 

of Arkell Road and Victoria Road will assist with site distances by providing gaps in the traffic stream 
approaching each of the driveway connections from the Arkell Road and Victoria Road intersection.  

 
It is recommended that the development be approved with the site driveways on Arkell Road and Victoria 
Road with the following conditions: 
• The site driveways on Arkell Road should align with the existing driveways on the south side of the 

roadway to minimize the potential for merging and weaving conflicts 
• An eastbound left-turn lane with 30 metres of storage should be constructed on Arkell Road at Site 

Entrance # 1 with the access is built. 
• An eastbound left-turn lane should be constructed on Arkell Road at Site Entrance # 2 when the access 

is built, if eastbound dual left-turn lanes are not implemented on Arkell Road at Victoria Road 
• A southbound right-turn lane with a total deceleration lane length of 130 metres of storage be 

constructed on Victoria Road at Site Entrance #3 when the access is built.   
It is noted in the report that, without the other planned developments in the study area, the eastbound 
left-turn lane storage on Arkell Road at Site Entrance #1 could be reduced by 15 metres and the eastbound 
left-turn lane on Arkell Road at Site Entrance #2 may not be required. The right-turn lane on Victoria Road 
at Site Entrance #3 is still required. 
 
Based on the analysis contained in the TIS and recommendations, the proposed development can 
be integrated with the surrounding network of local streets and arterial roads. 

6.4 Archaeological Assessment 
AMICK Consultants Limited was retained to complete a Stage 1-2 Archaeological Assessment for the 
proposed secondary school development.   
 
As a result of the Assessment, no archaeological resources were encountered. The following 
recommendations were made: 

• No further archaeological assessment of the study area is warranted 
• The Provincial interest in archaeological resources with respect to the proposed development 

have been addressed 
• The proposed development is clear of any archaeological concern.  

The Stage 1-2 Archaeological Assessment has been entered into the Ontario Public Register of 
Archaeological Reports.   
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6.5 Phase I ESA 
MTE was retained to complete a Phase I Environmental Site Assessment for the proposed secondary 
school development.  The purpose of this study is to identify potential or existing environmental 
contamination on the subject lands in in the surrounding area:  
 
The conclusions and recommendations of the Phase I ESA include the following: 

• No actual or reported contamination associated with the subject lands was identified; 
• A low potential concern related to pesticide use on the agricultural fields was identified; 
• Groundwater condition is typical; 
• No actual or potential environmental concerns were identified; 
• A Phase II ESA was not required or recommended; 
• During construction planning stages, the following steps should be considered: assess top soil for 

residual pesticides for managing excess soil, locate and decommission groundwater wells and 
remove miscellaneous debris. 

Based on the findings of the ESA, it is concluded that there is no contamination or environmental 
concerns on the subject lands or on adjacent lands. 

6.6 Hydrogeological Investigation 
MTE was retained to complete a Hydrogeological Investigation for the proposed secondary school 
development. The purpose of this report is to support the property with respect to development, 
construction and infiltration opportunities. Results of the hydrogeological investigation determined that: 
 

• Construction activities will likely not have significant impacts on the local groundwater system. 
Construction activities are not anticipated to extend into the water table and therefore are not 
anticipated to result in changes in subsurface groundwater quality and quantity. 

• Surrounding municipal water supply wells and domestic wells are unlikely to be impacted based 
on the shallow depths of construction associated with the proposed slab-on-grade building. 

• Construction activities are not likely to adversely impact groundwater resources and base flow to 
the Torrance Creek Subwatershed, provided that infiltration of stormwater occurs on the property.  

 
Based on the findings of the report, the following recommendations were provided: 

• Prior to construction, existing on-site groundwater monitoring wells be decommissioned in 
accordance with applicable regulations. 

• Any fill material required during construction should mimic existing infiltration rates. 
• Review of the finalized development plan will determine the potential need for an on-site Salt 

Management Plan.  

6.7 Urban Design Brief 
MHBC was retained by the UGDSB to prepare an Urban Design Brief in support of the proposed 
development. The purpose of the Urban Design Brief is to ensure that a comprehensive urban design plan 
will be implemented to promote an attractive development that is appropriate for and well integrated 
with the surrounding community. 
 
The following summarizes the main design elements of the proposed Secondary School development: 
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• The proposed development has been designed with consideration of appropriate transitions to 
the surrounding context including: a three storey building height; directing massing towards the 
intersection; directing mass and parking away from the woodland area; design of an appropriate 
internal circulation route. 

• The proposed development will help from the Arkell Road and Victoria Road intersection and will 
act as a vista along Victoria Road.  

• Parking is distributed into two smaller surface lots in order to minimize its visual impact. 
• Utilizing building materials and colours that will be complementary to Arkell Crossing, the 

commercial development to the south. 
• Utilizing appropriate outdoor lighting to ensure safety, utility and security while minimizing glare 

and light pollution. 
• The proposed development will incorporate modern and contemporary design elements. Building 

materials will primarily be glass and brick with a large amount of glazing to break- up the mass. 
Massing will be further broken up by: incorporating a series of recessions and projections, 
alternating colours and materials and providing an articulated roof design.  

• The proposed development offers an opportunity to improve the public realm through new 
sidewalks along both Victoria Road and Arkell Road and new trails and trail connections.  

• Various sustainability techniques will be incorporated in the design.  
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