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DATE December 3, 2012 - 7:00 p.m. 

Guelph City Hall Council Chambers, 1 Carden Street 
 
Please turn off or place on non-audible all cell phones, PDAs, Blackberrys and 
pagers during the meeting. 
 

O Canada  
Silent Prayer 

Disclosure of Pecuniary Interest and General Nature Thereof 
 

 

PUBLIC MEETING TO HEAR APPLICATIONS UNDER  

SECTIONS 17, 34 AND 51 OF THE PLANNING ACT 
 
Application Staff 

Presentation 
Applicant or 
Designate 

Delegations 
(maximum of 

10 minutes) 

Staff 
Summary 

1820 Gordon Street:  
Proposed Redline 
Amendment to an 
Approved Draft Plan 
of Subdivision 
(Phase 2) and 
Zoning By-law 
Amendment (Files:  
23T-03507/ZC1201) 
– Ward 6 

• Al Hearne •  Nancy 
Shoemaker on 
behalf of FCHT 
Holdings 

Correspondence: 
• Fritz & Teresa 

Marthaler 

 

51-65 Inkerman 
Street:  Proposed 
Zoning By-law 
Amendment (File 
ZC1212) – Ward 3 

• Tim Donegani • Astrid Clos, 
Astrid J. Clos 
Planning 
Consultants 

  

25 Lee Street:  
Proposed Zoning 
By-law Amendment 
(File: ZC1213) – 
Ward 1 

• Chris 
DeVriendt 

• Jennifer Passy, 
Manager of 
Planning, Upper 
Grand District 
School Board 
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CONSENT AGENDA 
The attached resolutions have been prepared to facilitate Council's consideration of 
the various matters and are suggested for consideration. If Council wishes to 
address a specific report in isolation of the Consent Agenda, please identify the 
item. The item will be extracted and dealt with immediately. The balance of the 
Consent Agenda can be approved in one resolution. 
 
COUNCIL CONSENT AGENDA 

ITEM CITY 
PRESENTATION 

DELEGATIONS 
(maximum of 5 minutes) 

TO BE 

EXTRACTED 

A-1)  316 Waterloo Avenue:  
Zoning By-law 
Amendment (File:  
ZC1116) – Ward 5 

 

 Correspondence: 
• Madeleine Wenman 

 

A-2) 195 College Avenue 
West:  Proposed 
Zoning By-law 
Amendment (File: 
 ZC1213) – Ward 1 

   

A-3) Proposed Demolition of 
28 St. Andrew Street – 
Ward 3 

 Correspondence: 
• Jeannetta DiCarlo 

 

A-4) Proposed Demolition of 
17 Forest Hill Drive – 
Ward 5 

   

A-5) Guelph Area 
Transmission 
Refurbishment Project 
and the Community 
Energy Initiative 

 • Jack Gibbons, Chair, 
Ontario Clean Air 
Alliance 

√ 

 
SPECIAL RESOLUTIONS 
 
BY-LAWS 
Resolution – Adoption of By-laws (Councillor Laidlaw) 
 
 
By-law Number (2012)-19500 
A by-law to authorize the execution of a 
Subdivision Agreement between Dunmill 
Homes Inc. and The Corporation of the 
City of Guelph. (58-78 Fleming Road 
(Sunrise Meadows) Subdivision) 

 
To authorize the execution of a 
Subdivision Agreement as approved by 
Council November 26, 2012. 
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MAYOR’S ANNOUNCEMENTS 
Please provide any announcements, to the Mayor in writing, by 12 noon on 
the day of the Council meeting. 

NOTICE OF MOTION 

ADJOURNMENT 
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COUNCIL

REPORT

TO Guelph City Council 

  

SERVICE AREA Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT 1820 GORDON STREET - Proposed Redline Revision to 
an Approved Draft Plan of Subdivision (Phase 2) and 
Zoning Bylaw Amendment (Files: 23T-03507/ZC1201)  

Ward 6  

 

REPORT NUMBER 

 

12-103 

 

 __________________________________________________________________  
 

SUMMARY 
 
Purpose of Report:  
To provide planning information on applications requesting a redline amendment to 
an approved Draft Plan of Subdivision (Phase 2) and an associated Zoning By-law 

Amendment for the lands at 1820 Gordon Street (former ‘Pergola’ Subdivision). 
This report has been prepared in conjunction with the statutory public meeting for 

these applications. 
 

Council Action:  
Council will hear public delegations regarding the applications, ask questions of 
clarification and identify planning issues. The report is to be received and no 

decisions are to be made at this time. 
 

RECOMMENDATION 
“THAT Report 12-103 regarding applications for a redline amendment to an approved 

draft plan of subdivision (Phase 2) and a zoning by-law amendment by Black 
Shoemaker Robinson Donaldson Ltd., on behalf of FCHT Holdings (Ontario) Corporation 
on lands municipally known as 1820 Gordon Street, legally described as a Portion of 

Plan 23T-03507 being Part of the Southwest Part of Lot 11, Concession 8, (Part of Part 
1, Plan 61R-10803), City of Guelph, from Planning, Building, Engineering and 

Environment dated December 3, 2012 be received.” 
 

BACKGROUND 
The original mixed-use Pergola subdivision was draft plan approved and zoned in 
May of 2006 (See Attachment 3). The plan of subdivision was approved subject to 

84 standard conditions of draft plan approval. The original subdivision property is 
approximately 11.238 hectares (27.76 acres) in area and was draft plan approved 

and rezoned to permit commercial and residential development. Phase 1 of the 
subdivision included the commercial block at the south-east corner of Clair Road 
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and Gordon Street (shown as Block 1 on Attachment 3) which was registered as 
Plan 61M-165 on July 30, 2010. The commercial block is currently being developed. 

 
On March 26, 2012, the City approved a three year extension to the lapsing date of 

the draft plan approval for the remaining, unregistered, residential portion of the 
subdivision to May, 26, 2015.  

 
On January 9, 2012, the owner submitted an application for red-line revisions to 
the approved plan of subdivision and an associated zoning by-law amendment. On 

July 17, 2012, additional information supporting the application was received by the 
City and the application was deemed complete on September 11, 2012. 

 
The owner is requesting revisions to the approved draft plan of subdivision to 
permit an increase in the total number of residential units and to redistribute land 

uses based on more recent information. 
 

Location 
The lands affected by this Zoning By-law Amendment exclude the large commercial 
block currently being developed at the south east corner of the Gordon Street/Clair 

Road intersection. The subject site is approximately 3.035 hectares in site area 
(See Attachment 1). 

Uses surrounding the subject lands include: 
• Community Commercial Shopping Centre (Clairfields Common) at the 

northwest corner of the intersection of Gordon Street and Clair Road. 

• Partially developed Community Commercial lands at the northeast corner of 
the intersection of Gordon Street and Clair Road. 

• Primarily single detached rural residential located east and south along Clair 
Road and Gordon Street. The Dallan Subdivision, approved by Council on 
October 1, 2012, abuts the subject property to the east.  

• Lands at the southwest corner of Clair Road and Gordon Street are the subject 
of a current Zoning Bylaw Amendment application for Community Commercial 

development.  
 
Existing Official Plan Land Use Designation and Policies 

The subject lands are designated "General Residential" and include a “Non-Core 
Greenlands Overlay” on Schedule 1 of the Official Plan (See Attachment 2). The 

“General Residential” designation permits all forms of residential housing to a 
maximum density of 100 units per hectare. Schedule 2 of the Official Plan identifies 
Development Constraints including ‘Other Natural Heritage Features’. The subject 

site is also shown within the Arkell Springs Water Resource Protection Area. 
 

The Official Plan also identifies the site within the “Greenfield Area” of the City. The 
“Greenfield Area” is intended to provide for a range of uses at a minimum density 

of 50 people and jobs per hectare, measured over the entire greenfield area of the 
City. 
 

Regard must also be had for Official Plan Amendment 42 adopted by Council and 
under appeal, the City’s new Natural Heritage System policies. OPA 42 identifies a 
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strip of land along the easterly boundary of the subject property as ‘Significant 
Natural Area’. This designation applies to a wildlife corridor.  

 
Phase 3 of the City’s Official Plan Update (OPA 48), adopted by Council and under 

Provincial Review, designates the subject property as ‘Low Density Greenfield 
Residential’ and ‘Medium Density Residential’.   

 
Existing Zoning 
The lands are currently zoned to allow a range of residential land uses including 

cluster and on-street townhouses and apartments (See Attachment 4). The 
residential blocks in the subdivision are currently in the Specialized R.3A-35 Zone 

which permits Cluster and Stacked Townhouses and Apartments and the 
Specialized R.3B-13 Zone which permits On-street Townhouses. 
 

The existing draft plan also highlights a Park Block which is zoned P.2 
(Neighbourhood Park) and a Storm Water Management Block in the P.1 

(Conservation Land/Park) Zone, as shown in Attachments 3 and 4. Both the Park 
Block and the Storm Water Management Block are identified by Staff as redundant, 
based on the provision of additional parkland and storm water management in the 

recently approved Dallan Subdivision, located directly to the east. The wildlife 
corridor located along the easterly boundary of the subject lands is in the P.1 

(Conservation Land/Park) Zone.   
 

REPORT 
Description of Proposed Redline Revisions to Draft Plan of Subdivision 
The remaining portion of the existing subdivision plan has a total site area of 3.035 

hectares and currently includes: 
• 4 on-street townhouse blocks (Blocks 3-6) 

• 1 cluster/stacked townhouse/apartment block (Block 7) 
• 1 park block (Block 8) 
• 1 stormwater management block (Block 9) and 1 open space/wildlife corridor 

(Block 10) for a total yield of 54 dwelling units at a density of 17.8 units per 
hectare (See Attachment 3). 

Through this application, the owner is requesting redline revisions to the approved 
draft plan that will eliminate a small park and storm water management facility and 
redesign the layout of the plan including roads, to accommodate additional 

residential units and the enlargement of the open space wildlife corridor. The 
proposed redline plan is included in Attachment 5. Attachment 5 also includes a 

chart that explains the differences between the existing draft plan and the proposed 
redline plan. The redline plan proposes to increase the dwelling unit yield from 54 
units (existing approved plan) to between 94 to 105 dwelling units, resulting in a 

density range of 31 to 35 units per hectare.  
 

Description of Proposed Zoning By-law Amendment 
The owner is requesting a zoning by-law amendment to implement the proposed 
redline plan. The requested zoning includes the Specialized R.3B-7 Zone to permit on-

street townhouses, the Specialized R.3A-35 Zone to permit cluster and stacked 
townhouses in addition to apartment dwellings, and the R.4 Zone to permit apartment 
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dwellings. The details of the proposed zoning and specialized regulations are included 
in Attachment 6.  

 
Supporting Documents 

The owner submitted the following information in support of the applications: 

• A Servicing and Stormwater Management Report by IBI Group dated May 6, 

2012. 
• An Environmental Redline Amendment Assessment by Stantec dated July 16, 

2012.  

 
Staff Review/Planning Analysis 

The review of the application will address the following issues: 

• Evaluation of the proposal against the Provincial Policy Statement and the 
Places to Grow Growth Plan; 

• Evaluation of the proposal’s conformity with the Official Plan and having 
regard to OPA 42 and 48 policies that have been adopted by City Council; 

• Review of the proposed zoning including all of the uses permitted and the 
proposed specialized regulations; 

• Evaluation of the availability of parkland to serve neighbourhood residents;  

• Review of the updated EIS and Servicing and Stormwater Management 
Reports to ensure the protection of Core Greenlands and proper servicing of 

the development; 

• Evaluate and update the existing conditions of subdivision approval. 

• Consider the owner’s commitment to the Community Energy Initiative.  

 

Once the revised applications are reviewed and all issues are addressed, a report 

from Planning, Building, Engineering and Environment with a recommendation will 
be considered at a future meeting of Council. 

 
CORPORATE STRATEGIC PLAN 
City Building - Strategic Direction 3.1: – Ensure a well designed, safe, inclusive, 
appealing and sustainable City. 

 
FINANCIAL IMPLICATIONS 
Financial implications will be reported in the future Staff recommendation report to 
Council. 

 
COMMUNICATIONS 
The Notice of Complete Application was mailed on September 26, 2012 to local 
boards and agencies, City Departments and property owners within 120 metres of 

the subject site for comments. Notice of the application was provided by signage on 
the site. The Notice of Public Meeting was advertised in the Guelph Tribune and 

circulated to current owners within 120 metres of the site on November 8, 2012. 
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ATTACHMENTS 
Attachment 1  –  Location Map 
Attachment 2  –  Existing Official Plan Land Use Designations and Policies 
Attachment 3  –  Existing Approved Draft Plan of Subdivision 

Attachment 4  –  Existing Zoning  
Attachment 5  –  Proposed Redlined Draft Plan of Subdivision (Phase 2) 

Attachment 6  –  Proposed Zoning 
 
 

Prepared By: Recommended By: 
Al Hearne Sylvia Kirkwood 

Senior Development Planner Manager of Development Planning 
519-822-1260, ext 2362 519-822-1260, ext 2359 
al.hearne@guelph.ca sylvia.kirkwood@guelph.ca 

 
  

 
 

Original Signed by: Original Signed by: 
_________________________ ___________________________ 
Recommended By:  Recommended By: 

Todd Salter Janet L. Laird, Ph.D. 
General Manager Executive Director 

Planning Services Planning, Building, Engineering 
519-822-1260, ext 2395 and Environment 
todd.salter@guelph.ca 519-822-1260, ext 2237 

 janet.laird@guelph.ca 
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ATTACHMENT 1 
Location Map 
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ATTACHMENT 2 
Existing Official Plan Land Use Designations and Policies 
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ATTACHMENT 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

 
 

General Residential 
 

7.2.31  The predominant use of land in areas designated, as 'General Residential' 
on Schedule 1 shall be residential. All forms of residential development 
shall be permitted in conformity with the policies of this designation. The 

general character of development will be low-rise housing forms. Multiple 
unit residential buildings will be permitted without amendment to this Plan, 

subject to the satisfaction of specific development criteria as noted by the 
provisions of policy 7.2.7. Residential care facilities, lodging houses, coach 
houses and garden suites will be permitted, subject to the development 

criteria as outlined in the earlier text of this subsection. 
 

7.2.32  Within the 'General Residential' designation, the net density of development 
shall not exceed 100 units per hectare (40 units/acre). 1. In spite of the 
density provisions of policy 7.2.32 the net density of development on lands 

known municipally as 40 Northumberland Street, shall not exceed 152.5 
units per hectare (62 units per acre). 

 
7.2.33  The physical character of existing established low density residential 

neighbourhoods will be respected wherever possible. 

 
7.2.34  Residential lot infill, comprising the creation of new low density residential 

lots within the older established areas of the City will be encouraged, 
provided that the proposed development is compatible with the surrounding 
residential environment. To assess compatibility, the City will give 

consideration to the existing predominant zoning of the particular area as 
well as the general design parametres outlined in subsection 3.6 of this 

Plan. More specifically, residential lot infill shall be compatible with adjacent 
residential environments with respect to the following: 

 

a) The form and scale of existing residential development; 
b) Existing building design and height; 
c) Setbacks; 
d) Landscaping and amenity areas; 
e) Vehicular access, circulation and parking; and 
f) Heritage considerations 

 

7.2.35  Apartment or townhouse infill proposals shall be subject to the 
development criteria contained in policy 7.2.7. 
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ATTACHMENT 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

 
 

 
Non-Core Greenlands Overlay 

 
7.13.5  The lands associated with the Non-Core Greenlands overlay on Schedule 1 

may contain natural heritage features, natural feature adjacent lands and 

natural hazard lands that should be afforded protection from development. 
The following natural features and their associated adjacent lands are found 

within the Non-Core Greenlands area: fish habitat, locally significant 
wetlands, significant woodlands, significant environmental corridors and 
ecological linkages, significant wildlife habitat. In many instances these 

natural features also have hazards associated with them which serve as 
development constraints. 

 
1.  Policies relating to natural heritage features are contained in Section 

6 of this Plan. 

2.  Policies relating to natural hazard lands are contained in Section 5 of 
this Plan. 

 
7.13.6  Development may occur on lands associated with the Non-Core Greenlands 

overlay consistent with the underlying land use designation in instances 

where an environmental impact study has been completed as required by 
subsection 6.3 of this Plan, and it can be demonstrated that no negative 

impacts will occur on the natural features or the ecological functions which 
may be associated with the area.  Where appropriate and reasonable, 
consideration will be given to measures to provide for the enhancement of 

any identified natural heritage feature as part of such environmental impact 
study. 

 
7.13.7  It is intended that the natural heritage features associated with the Non-

Core Greenlands overlay are to be protected for their ecological value and 

function. The implementing Zoning By-law will be used to achieve this 
objective by placing such delineated features from an approved 

environmental impact study in a restrictive land use zoning category. 
 
7.13.8  Development may occur on lands associated with the Non-Core Greenlands 

overlay where the matters associated with hazard lands as noted in Section 
5 can be safely addressed. In addition, development within the flood fringe 

areas of the Two Zone Flood Plain will be guided by the policies of 
subsection 7.14. 
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ATTACHMENT 3 
Existing Approved Draft Plan of Subdivision 

(Original Draft Plan of Subdivision 23T-03507 approved May 26, 2006) 
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ATTACHMENT 4 
Existing Zoning 
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ATTACHMENT 4 
Existing Zoning 

 
 

 
 
5.3.3.1.35 
R.3A-35  
1820 Gordon Street South  
As shown on Defined Area Map Number 73 
of Schedule “A” of this By-law.  

  

Permitted Uses  
In addition to the permitted Uses outlined in 
Section 5.3.1.1 of this By-law, the following 
permitted Use shall be allowed:  
Apartment Building  
 

 

Regulations  
For all Uses outlined in Section 5.3.1.1 of 
this By-law, the regulations in Section 5.3.2 
shall apply and for an Apartment Building 
Use, the regulations in Section 5.4.2 shall 
apply. 
Minimum Residential Density 
The required minimum residential density 
shall be 32 units per hectare. 

 

 
 
5.3.3.2.13  
R.3B-13  
1820 Gordon Street South  
As shown on Defined Area Map Number 
73 of Schedule “A” of this By-law.  
Regulations  
In accordance with the provisions of 
Section 5.3.2 of this By-law as amended, 
with the following addition:  
Minimum Residential Density  
The required minimum residential density 
shall be 32 units per hectare.  
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ATTACHMENT 5 
Proposed Redlined Revisions to the Approved Draft Plan of Subdivision 
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ATTACHMENT 5 (continued) 
Proposed Redlined Revisions to the Approved Draft Plan of Subdivision 
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ATTACHMENT 6 
Proposed Zoning 
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ATTACHMENT 6 (continued) 
Proposed Zoning 

 
 

 
R.4A Zone to permit approximately 34-45 apartment dwellings  
 
R.3A-35 Zone to permit approximately 30 cluster/stacked townhouse dwellings or 
apartments. Special regulation requested to allow minimum density of 32 units per 
hectare.   
 
R.3B-7 Zone to permit 30 on-street townhouse dwellings.  
Special regulations requested to allow 50% lot coverage and 4.5m exterior sideyard.  
 
P.1 Zone to identify open space and wildlife corridor that has been increased in width 
from 14 metres to 25 metres. 
 

5.3.3.1.35  R.3A-35  
1820 Gordon Street South  
As shown on Defined Area Map Number 73 of Schedule “A” of this By-law.  

5.3.3.1.35.1  Permitted Uses  
In addition to the permitted Uses outlined in Section 5.3.1.1 of this By-law, the 
following permitted Use shall be allowed:  
Apartment Building  
 

5.3.3.1.35.2  Regulations  
For all Uses outlined in Section 5.3.1.1 of this By-law, the regulations in Section 
5.3.2 shall apply and for an Apartment Building Use, the regulations in Section 
5.4.2 shall apply. 

 
5.3.3.1.35.2.1  Minimum Residential Density  

The required minimum residential density shall be 32 units per hectare.”  
 
 
 

R.3B-7  
As shown on Defined Area Map Numbers 42, 56 and 75 of Schedule “A” of this By-law.  
5.3.3.2.7.1  Regulations  

In accordance with the provisions of Section 5.3.2 of this By-law, as amended, 
with the following exceptions:  

5.3.3.2.7.1.1  Minimum Exterior Side Yard  
4.5 metres  

5.3.3.2.7.1.2  Maximum Building Coverage  
50% “ 
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COUNCIL

REPORT
  

TO Guelph City Council 

 
SERVICE AREA 

 
Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT 51-65 Inkerman Street– Proposed Zoning By-law 
Amendment (File: ZC1212) 

Ward 3 

REPORT NUMBER 12-104 

 __________________________________________________________________  
 

SUMMARY 

Purpose of Report: To provide planning information on an application by Astrid J. 
Clos Planning Consultants for approval of a Zoning By-law Amendment for the lands at 
51-65 Inkerman Street to permit the development of six (6) single detached dwellings.  

This report has been prepared in conjunction with the statutory public meeting for this 
application. 

 
Council Action: Council will hear public delegations regarding the application, ask 
questions of clarification and identify planning issues.  The report is to be received and 

no decisions are to be made at this time. 
 

 

RECOMMENDATION 
“THAT Report 12-104 regarding an application for a Zoning By-law Amendment, to 

permit the development of six (6) single detached dwellings, on lands municipally 
known as 51-65 Inkerman Street, and currently known as part of 7 Edinburgh Road 
South, and legally described as Part of Lots 2 and 3, Division “A”, Lots A and B, 

Registered Plan 224, Lots 150 and 151, Registered Plans 28 and 115, City of Guelph, 
from Planning, Building, Engineering and Environment, dated December 3, 2012, be 

received.” 
 

BACKGROUND 
Consent Application  
On June 5, 2012 the Committee of Adjustment granted conditional approval to sever 

the property at 7 Edinburgh Road South (File #B22/12) as shown in Attachment 1. The 
severed parcel comprises the majority of 7 Edinburgh Street South and is within the 

B.4 (Industrial) Zone. No change to that zoning on the severed parcel is proposed.  
 
The retained parcel fronts onto Inkerman Street. Staff propose that the retained lands 

be assigned a municipal address of 51-65 Inkerman Street once the severance is 
finalized.  
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An industrial building straddles the new rear property line of 51-65 Inkerman Street 
(shown on Attachment 4). The consent to sever includes a condition that the portion of 

the building within 10 metres of the property line be demolished. 
 

Zoning By-law Application  
An application for a Zoning By-law Amendment has been received applying to 51-65 

Inkerman Street. The Zoning By-law Amendment application was deemed to be 
complete on September 13, 2012.  
 

Location  
The subject lands are located on the north Side of Inkerman Street near the 

intersection of Meadowview Avenue (see Location Map included as Attachment 1).  The 
lands are approximately 0.2 hectares in size with 70 metres of frontage on Inkerman 
Street.   

Adjacent land uses include:  
• the CN railway to the north; 

• single detached dwellings to the east, west and south; 
• an existing industrial building to the north of, and partially on, the subject lands. 

 

Existing Official Plan Land Use Designations and Policies 
The Official Plan land use designation that applies to the subject lands is “General 

Residential”, which permits a range of housing types including single detached 
residential. See Attachment 2 for the Official Plan designation and relevant policies. 
 

The Official Plan identifies the site as within the “Built-Up Area”.  The “Built-Up Area” is 
intended to accommodate a significant portion of the City’s population and 

employment growth through intensification. 
 
Phase 3 of the City’s Official Plan Update (OPA 48), adopted by Council and under 

Provincial review, designates the subject property as ‘Low Density Residential’.   
 

Existing Zoning 
The subject lands are currently within the B.4 (Industrial) Zone which permits a range 
of light industrial and commercial uses. The existing zoning details are included in 

Attachment 3. 
 

REPORT 
Description of Proposed Zoning By-law Amendment 

The applicant is requesting to rezone the subject lands from the B.4 (Industrial) Zone 
to R.1D (Residential Single Detached) Zone. The effect of the application is to permit 
the development of residential uses, including a single detached dwelling, on the 

subject lands. See Attachment 3 for permitted uses and regulations of the R.1D zone. 
No site specific regulations are proposed. 

 
Development Concept and Future Consent Application 
Staff understand that should the Zoning-By-law amendment be approved, the 

applicant intends to apply to the Committee of Adjustment for consent to sever 51-65 
Inkerman Street to create a total of six (6) lots fronting on Inkerman Street.  If 

approved, the severance in combination with the proposed zoning by-law application 
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would permit the development of a total of six (6) single detached dwellings as shown 
on the Concept Plan included as Attachment 4. 

 
Supporting Documents 

Reports and materials received in support of the application include: 
• Phase 1 Environmental Site Assessment, prepared by Chung & Vander Doelen 

Engineering Ltd., dated February 28, 2012; 
• Functional Servicing, prepared by Gamsby and Mannerow, dated August 9, 

2012; and 

• Sample renderings of the dwellings being considered for the site; and  
• Rail Traffic Noise and Vibration Feasibility Study by HGC Engineering, dated 

November 2, 2012. 
 
Staff Review 

The review of the application will address the following issues: 
• Evaluation of the proposal against the Provincial Policy Statement and the 

Places to Grow Growth Plan; 
• Evaluation of the proposal’s conformity with the Official Plan and having regard 

to OPA 48 policies that have been adopted by City Council; 

• Review of the proposed zoning including all of the uses permitted and the 
proposed specialized regulations; 

• Review of the proposed site design; 
• Review of the recommendations of the noise and vibration study. 

 

At this point no issues have been raised by the public, though comments may still be 
received. Engineering staff has requested conditions relating to site servicing and 

ensuring that a Qualified Professional addresses any soil or groundwater contamination 
found on the Site.  The following agencies have also responded in support or with no 
objection:  

• Grand River Conservation Authority 
• Guelph Fire Services 

• Guelph Police Services 
• Guelph Hydro (subject to standard conditions) 
• Guelph Wellington Development Association 

 
Once the application is reviewed and all issues are addressed, a report from Planning, 

Building, Engineering and Environment with a recommendation will be considered at a 
future meeting of Council. 

 
CORPORATE STRATEGIC PLAN 
City Building - Strategic Direction 3.1: Ensure a well designed, safe, inclusive, 
appealing and sustainable City.  

 
FINANCIAL IMPLICATIONS 
Financial implications will be reported in the future staff recommendation report to 
Council. 
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COMMUNICATIONS 
The Notice of Complete Application was mailed on September 28, 2012 to local boards 
and agencies, City service areas and property owners within 120 metres of 7 
Edinburgh Road South. The same notice was provided by signage on the site. The 

Notice of Public Meeting was advertised in the Guelph Tribune on November 8, 2012, 
and circulated to current owners within 120 metres of the site on November 12, 2012. 
 

ATTACHMENTS 
Attachment 1 – Location Map  
Attachment 2 – Existing Official Plan Land Use Designations and Policies  
Attachment 3 – Existing and Proposed Zoning and Details 

Attachment 4 – Proposed Development Concept  
 
 
Prepared By: Recommended By: 

Tim Donegani Sylvia Kirkwood 
Policy Planner Manager of Development Planning 
519-822-1260, ext 2521 519-822-1260, ext 2359 

tim.donegani@guelph.ca sylvia.kirkwood@guelph.ca 
 

 
 
Original Signed by: Original Signed by: 

__________________________ __________________________ 
Recommended By:  Recommended By: 

Todd Salter Janet L. Laird, Ph.D. 
General Manager  Executive Director 
Planning Services Planning, Building, Engineering  

519-822-1260, ext 2395 and Environment 
todd.salter@guelph.ca 519-822-1260, ext 2237 

 janet.laird@guelph.ca 
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Attachment 2 

Existing Official Plan Land Use Designations and Policies 
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ATTACHMENT 2 (continued) 

Existing Official Plan Land Use Designations and Policies 

 
'General Residential' Land Use Designation 

7.2.31  The predominant use of land in areas designated, as 'General Residential' on Schedule 1 shall 
be residential. All forms of residential development shall be permitted in conformity with the 
policies of this designation. The general character of development will be low-rise housing forms. 
Multiple unit residential buildings will be permitted without amendment to this Plan, subject to the 
satisfaction of specific development criteria as noted by the provisions of policy 7.2.7. Residential 
care facilities, lodging houses, coach houses and garden suites will be permitted, subject to the 
development criteria as outlined in the earlier text of this subsection.  

 
7.2.32  Within the 'General Residential' designation, the net density of development shall not exceed 100 

units per hectare (40 units/acre).  
 

1.  In spite of the density provisions of policy 7.2.32 the net density of development on lands 
known municipally as 40 Northumberland Street, shall not exceed 152.5 units per hectare 
(62 units per acre).  

 
7.2.33  The physical character of existing established low density residential neighbourhoods will be 

respected wherever possible.  
 
7.2.34  Residential lot infill, comprising the creation of new low density residential lots within the older 

established areas of the City will be encouraged, provided that the proposed development is 
compatible with the surrounding residential environment. To assess compatibility, the City will 
give consideration to the existing predominant zoning of the particular area as well as the 
general design parametres outlined in subsection 3.6 of this Plan. More specifically, residential 
lot infill shall be compatible with adjacent residential environments with respect to the following:  

 
a)  The form and scale of existing residential development;  
b)  Existing building design and height;  
c)  Setbacks;  
d)  Landscaping and amenity areas;  
e)  Vehicular access, circulation and parking; and  
f)  Heritage considerations.  

 
7.2.35  Apartment or townhouse infill proposals shall be subject to the development criteria contained in 

policy 7.2.7.  

 
2.4 GROWTH MANAGEMENT STRATEGY 
 
2.4.5 Built-up Area and General Intensification 

 
To ensure development proceeds in accordance with the objectives of Section 2.4.2 and to 
achieve the Growth Plan intensification targets, significant portions of new residential and 
employment growth will be accommodated within the built-up areas through intensification. 
 
The built-up area is identified on Schedule 1B of this Plan. The built-up area has been 
delineated in accordance with Section 2.2.3.4 of the Growth Plan and is based on the limits 
of the developed urban area as it existed on June 16, 2006. The built up area will remain 
fixed in time for the purpose of measuring the density and intensification targets of the 
Growth Plan and the Official Plan. 
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2.4.5.1 Within the built-up area the following general intensification policies shall apply: 

a) By 2015 and for each year thereafter, a minimum of 40% of the City’s annual 
residential development will occur within the City’s built-up area as identified 
on Schedule 1B. Provisions may be made for the fulfillment of this target 
sooner than 2015. 

b) The City will promote and facilitate intensification throughout the built-up area, 
and in particular within the urban growth centre (Downtown), the community 
mixed use nodes and the intensification corridors as identified on Schedule 
1B “Growth Plan Elements”. 

c) Vacant or underutilized lots, greyfield, and brownfield sites will be revitalized 
through the promotion of infill development, redevelopment and expansions 
or conversions of existing buildings. 

d) The City will plan and provide for a diverse and compatible mix of land uses, 
including residential and employment uses to support vibrant communities. 

e) A range and mix of housing will be planned, taking into account affordable 
housing needs and encouraging the creation of secondary suites throughout 
the built-up area. 

f) Intensification of areas will be encouraged to generally achieve higher 
densities than the surrounding areas while achieving an appropriate transition 
of built form to adjacent areas. 

g) The City will plan for high quality public open space with site design and 
urban design standards that create attractive and vibrant spaces. 

h) Development will support transit, walking, cycling for everyday activities. 
i) The City will identify the appropriate type and scale of development within 

intensification areas and facilitate infill development where appropriate. 
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ATTACHMENT 3 

Existing and Proposed Zoning and Details 
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ATTACHMENT 3 (continued) 

Existing Zoning Details 
 

B.4 Industrial Zone 

 

Permitted Uses 
• Catering Service 
• Cleaning Establishment 
• Contractor's Yard 
• Manufacturing 
• Repair Service  
• Towing Establishment  
• Tradesperson's Shop 
• Trucking Operation 
• Veterinary Service 
• Warehouse 

 
Regulation Required in the B.4 Zone 
Minimum Lot Frontage 30 m 
Minimum Front or  Exterior Side Yard 6 m 
Minimum Side Yard  The greater of ½ the building height or 3 m 
Minimum Rear Yard 6 m 
Accessory Uses  Not more than 25% of the Building floor area 
Off-Street Parking Section 4.13 
Off-Street loading Sections 4.14 and 7.3.9 
Outdoor Storage Section 4.12.2 
Accessory Buildings or Structures  

Minimum Landscaped Open Space 

 
The required Front and Exterior Side Yard on any Lot, 

excepting the Driveway, Parking Areas, or loading areas, 
shall be landscape 

Buffer Strips 
Where a B Zone abuts any Residential, Institutional, Park, 
Wetland, or Urban Reserve Zone, a Buffer Strip shall be 

developed 
Maximum Building Height 20 m 
Fences Section 4.20 
Garbage, Refuse Storage and Composter Section 4.9 

Maximum Public Floor Space 

 
A maximum of 50% of the Gross Floor Area of an industrial 
Mall Building may be Used for display and sales areas or 
assembly occupancies open to the public.  In the case of 

phased construction, not more than 50% of the actual area 
shall be Used for display and sales area or public assembly  

occupancies at any time. 
Minimum Building Size Requirements Section 7.3.5 

Accessory Buildings or Structures 
Despite Section 4.5.2.2, within the B.3 and B.4 Zones, 

accessory Buildings or Structures may be constructed to the  
height of the Main Building. 
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ATTACHMENT 3 (continued) 

Proposed Zoning Details 
 
 

R.1D Residential Single Detached Zone 
 
Permitted Uses 

• Single Detached Dwelling 
• Accessory Apartment 
• Bed and Breakfast Establishment 
• Day Care Centre 
• Group Home 
• Home Occupations 
• Lodging House Type 1 

 
Regulation Required in the R.1D Zone 
Minimum Lot Area  275m2 
Minimum Lot Frontage 9 m 
Maximum Building Height 3 storeys 
Minimum Front Yard 6m 
Minimum Exterior Side Yard 4.5m 
Minimum Side Yard  0.6 
Minimum Rear Yard 7.5m or 20% of the lot depth 
Accessory Buildings or Structures Section 4.5 
Fences Section 4.20 
Off-Street Parking Section 4.13 

Minimum Landscaped Open Space 

The front yard of any lot, excepting the driveway shall be 
landscaped and no parking shall be permitted within this 

landscaped open space.  The driveway shall not constitute 
more than 40% of the front yard.  A minimum area of 0.5m 

between the driveway and the nearest lot line must be 
maintained as a landscaped space in the form of grass, 

flowers, trees, shrubbery, natural vegetation and indigenous 
species  

Garbage, Refuse Storage & Composters See Section 4.9 
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Proposed Concept Plan 
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COUNCIL

REPORT
  

TO Guelph City Council 

 
SERVICE AREA 

 
Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT 25 Lee Street – Proposed Zoning By-law Amendment 
(File: ZC1213) 

Ward 1 
 

REPORT NUMBER 12-106 

 __________________________________________________________________  

 
 

SUMMARY 

Purpose of Report: To provide planning information on an application by the Upper 

Grand District School Board for approval of a Zoning By-law Amendment for the lands 
at 25 Lee Street to permit the development of an elementary school. This report has 

been prepared in conjunction with the statutory public meeting for this application. 
 
Council Action: Council will hear public delegations regarding the application, ask 

questions of clarification and identify planning issues. The report is to be received and 
no decisions are to be made at this time. 

 

RECOMMENDATION 
“THAT Report 12-106 regarding an application for a Zoning By-law Amendment to 

permit the development of an elementary school, on lands municipally known as 25 
Lee Street, and legally described as Lots 1-17 and Part of Lot 18, Registered Plan 462 
and Part of Grange Road and Cityview Drive, Registered Plan 53 and Part of Block 218, 

City of Guelph, from Planning, Building, Engineering and Environment, dated 
December 3, 2012, be received.” 

 

BACKGROUND 
An application for a Zoning By-law Amendment have been received for the property 
municipally known as 25 Lee Street from the Upper Grand District School Board. The 
application would allow the development of a proposed elementary school. The 

proposed concept plan is included as Attachment 4. 
 

The Zoning By-law amendment application was deemed to be complete on October 11, 

2012. 
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Location  
The subject property is located on the south side of Lee Street, east of Cityview Drive 

North and west of Lee Street Park (see Location Map in Attachment 1). The site is 2.97 
hectares in size with approximately 200 metres of frontage along Lee Street. The land 

slopes from east to west generally, with a densely planted treed area at the east end 
of the site and marsh areas at the low lying westerly portion of the property. The 

subject site is vacant of any structures. 
 
Adjacent land uses include:  

• Single and semi-detached residential dwellings to the north across Lee Street; 
• Large residential lots to the west with frontage along the east side of Cityview 

Drive North;  
• Lee Street Park to the east; and 
• Vacant undeveloped land to the south, which is currently subject to a separate 

planning application (proposed draft plan of subdivision 23T- 12501) 
 

Existing Official Plan Land Use Designations and Policies 
The Official Plan land use designation that applies to the site is “General Residential.”  
The proposed use is permitted within the “General Residential” designation subject to 

criteria. A map showing Official Plan land use designations and policy excerpts are 
included in Attachment 2. 

 
The Official Plan identifies the site as within the “Built-Up Area”. The “Built-Up Area” is 
intended to accommodate a significant portion of the City’s population and 

employment growth through intensification. 
 

Phase 3 of the City’s Official Plan Update (OPA 48) adopted by Council and currently 
under Provincial review designates the subject property as Low Density Greenfield 
Residential and includes a Potential School Site symbol. 

 
Existing Zoning 

The subject lands are within the UR (Urban Reserve) Zone. This is a temporary zone 
with limited permitted uses to be in place until future uses can be determined. A map 
and details of the existing zoning are included in Attachment 3.  

 

REPORT 
Description of Proposed Zoning By-law Amendment 
The applicant is requesting to rezone the subject lands from the UR (Urban Reserve) 

Zone to the I.1-? (Specialized Institutional) Zone to permit the development of an 
elementary school. The applicant has requested a specialized zoning regulation to 
permit a front yard setback greater than 20 metres. The proposed zoning details are 

included in Attachment 3. 
 

The applicant’s conceptual development plan is shown in Attachment 4, illustrating the 
proposed two storey school building with associated parking areas at the northerly 
portion of the site and a sports field at the southerly portion of the site. Two access 

points are proposed from the site to Lee Street, one aligned with Breese Garden Lane 
and one at a mid block location east of Breese Garden Lane. 
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Supporting Documents 

Reports and materials received from the applicant in support of the application include: 

• Functional Servicing and Stormwater Management Report, dated October, 2012 by 
Gamsby and Mannerow Limited.  

• Traffic Impact Study, dated July 2012, by Paradigm Transportation Solutions Ltd. 
• Tree Conservation Plan, Proposed Lee Street School, dated September 18, 2012, by 

Aboud & Associates Inc. 
• Scoped Environmental Impact Study, Lee Street School Site, dated December 

2011, by North-South Environmental Inc. 
 
Staff Review 
The review of this application will address the following issues: 

• Evaluation of the proposal against the Provincial Policy Statement and the Growth 

Plan for the Greater Golden Horseshoe; 
• Evaluation of the proposal’s conformity with the Official Plan and having regard for 

OPA 48 policies that have been adopted by City Council. 

• Review of the proposed zoning and requirement for specialized regulations; 
• Review of traffic impacts; 

• Environmental review; 
• Opportunities for tree preservation; 
• Site design and compatibility with adjoining land uses; 

• Community Energy Initiative considerations. 
 

Once the applications are reviewed, comments are received and all issues are 
addressed, a report from Planning, Building, Engineering and Environment with a 

recommendation will be considered at a future meeting of Council. 

 
CORPORATE STRATEGIC PLAN 
City Building - Strategic Direction 3.1: Ensure a well designed, safe, inclusive, 

appealing and sustainable City.  

 
FINANCIAL IMPLICATIONS 
Financial implications will be reported in the future Planning, Building, Engineering and 

Environment recommendation report to Council. 

 
COMMUNICATIONS 
The Notice of Complete Application and Notice of Public Meeting were mailed on 
October 26, 2012 to local boards and agencies, City Departments and property owners 
within 120 metres of the subject site for comments. Notice of the application was 

provided by signage on the site. The Notice of Public Meeting was advertised in the 
Guelph Tribune on November 8, 2012. 
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ATTACHMENTS 
Attachment 1 – Location Map 
Attachment 2 – Existing Official Plan Land Use Designations and Policies 
Attachment 3 – Existing and Proposed Zoning and Details  

Attachment 4 – Proposed Development Concept Plan 
 
 
Prepared By Recommended By: 

Chris DeVriendt Sylvia Kirkwood 
Senior Development Planner Manager of Development Planning 
519-822-1260, ext 2360 519-822-1260, ext 2359 

chris.devriendt@guelph.ca sylvia.kirkwood@guelph.ca  
 

 
 
 

Original Signed by: Original Signed by: 
__________________________ __________________________ 

Recommended By:  Recommended By: 
Todd Salter Janet L. Laird, Ph.D. 
General Manager  Executive Director 

Planning Services Planning, Building, Engineering  
519-822-1260, ext 2395 and Environment 

todd.salter@guelph.ca 519-822-1260, ext 2237 
 janet.laird@guelph.ca 
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ATTACHMENT 1 
Location Map 
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ATTACHMENT 2 
Existing Official Plan Land Use Designations and Po licies   
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ATTACHMENT 2 (continued) 
Existing Official Plan Land Use Designations and Po licies  

 
Non-Residential Uses in Residential Areas 
7.2.26  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, day care centres, municipal 
parklands and recreational facilities. In addition, convenience commercial uses that provide goods 
and services primarily to the residents in the surrounding neighbourhood may also be permitted. 
These convenience uses will be limited by the Plan to a maximum gross leasable floor area of 300 
square metres (3,200 square feet) on a property. 
 

1. A number of potential school sites have been identified by the Upper Grand District 
School Board and the Wellington Catholic District School Board and are outlined by symbols 
on Schedule 1. These symbols shall be considered in accordance with the following: 

a) The symbols used to identify potential school sites do not represent a specific land 
use designation or location; 
b) Minor shifts in location may occur without amendment to this Plan in accordance 
with policy 9.2.3; 
c) The symbols do not represent a commitment by a local School Board to construct 
a school facility. The actual construction of a school is subject to capital funding 
approvals by the School Boards. 
d) The determination of whether a school site is required, its exact location and land 
area shall be determined as part of the City’s draft plan of subdivision approval 
process; and 
e) Where it is determined that a school is not required, the underlying land use 
designation will apply, without amendment to this Plan. 

 
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. 
 

1. In addition to implementing the objectives and policies of subsection 3.6, Urban Design, 
non-residential uses shall: 

a) Be located on an arterial or collector road; 
b) Be located on the property in a manner which minimizes the impact of traffic, 
noise, signs and lighting on adjoining residential properties; 
c) Have adequate landscaping and screening to promote compatibility with adjacent 
activities; 
d) Have sufficient off-street parking, circulation and access points; and 
e) Have adequate municipal services. 

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

 
3. Despite the criteria identified in subsection 7.2.27.1 (a), several properties located on 
local roads within the St. Patrick’s Ward neighbourhood (area 2 on Schedule 5) will continue 
to support a variety of business land uses in addition to any permitted residential land uses. 
The intent of this policy is to provide for a range of compatible business land uses where 
adjacent to residential areas. The specific range of permitted land uses will be defined in the 
implementing Zoning By-Law. This policy applies to the following properties known  
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ATTACHMENT 2 (continued) 
Existing Official Plan Land Use Designations and Po licies  

 
 
 
municipally as 199 Alice Street, 59 Duke Street, 66 Duke Street, 91 Duke Street, 37 Empire 
Street, 92 Ferguson Street, 23 Garibaldi Street and 60 Ontario Street. 
 

7.2.28 The development criteria of policy 7.2.27 will be used to assess the merits of a rezoning 
application for new non-residential uses on properties presently not zoned to permit these activities. 
 
7.2.29 The provision of home day care shall be permitted in areas designated for residential land 
use. Day care centres may be permitted by site-specific amendment to the Zoning By-law. 
 
7.2.30 A number of site specific amendments to this Plan have been made permitting certain types 
of non-residential uses in residential areas. These amendments have been made in conjunction 
with specific development applications or City initiated amendments. 
 

1. In addition to the provisions of policy 7.2.26, five free-standing offices or professional 
buildings shall be permitted on properties known municipally as 824, 834, 848, and 854 
Gordon Street. The maximum floor area for each of the buildings shall not exceed 910 
square metres. 

 
2. In addition to the provisions of policy 7.2.26, a free-standing office or professional building 
or photo studio or artist studio shall also be permitted on property known municipally as 240 
Victoria Road North, within the existing building that was formerly used as a postal 
substation. 

a) For the parking needs of customers and patrons of the property at 240 Victoria 
Road North, a parking lot shall be permitted on the property municipally known as 
268 Victoria Road North. In addition, 268 Victoria Road North shall not be developed 
for commercial use. 

 
3. In addition to the provisions of policy 7.2.26, office or professional buildings to a maximum 
size of 2,880 square metres gross leasable floor area shall be permitted on property known 
municipally as 512 Woolwich Street. 

 
4. In addition to the provisions of policy 7.2.26, an office or professional building to a 
maximum size of 2,200 square metres shall be permitted on property known municipally as 
16-32 Fountain Street, 21 and 27 Surrey Street. 

 
5. In addition to the provisions of policy 7.2.26, a range of non-convenience, commercially 
oriented uses shall also be permitted to occupy the existing buildings on property known 
municipally as 60 Westwood Road. These uses shall be limited to those, which maintain the 
integrity of the site's natural and cultural heritage features. 

  
6. In addition to the provisions of policy 7.2.26, a free-standing office shall be permitted on 
property known municipally as 5 Ontario Street. 

 
7. In addition to the provisions of policy 7.2.26, a free-standing office and life-skills training 
centre for persons with disabilities shall be permitted on property known municipally as 87 
Silvercreek Parkway North. 
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ATTACHMENT 2 (continued) 
Existing Official Plan Land Use Designations and Po licies  

 
 
 
8. In addition to the provisions of policy 7.2.26, live theatre and accessory uses shall be 
permitted on property known municipally as 176 Morris Street. 

 
9. In addition to the provisions of policy 7.2.26, office and personal service uses shall be 
permitted on property known municipally as 300 Elizabeth Street. 

 
10. In addition to the provisions of subsection 7.2.26, several properties within the St. 
Patrick’s Ward neighbourhood (Area 2 on Schedule 5) will continue to support a variety of 
business land uses in addition to any permitted residential land uses. The intent of this 
policy is to provide for a range of compatible business land uses where adjacent to 
residential areas. The specific range of permitted land will be defined in the implementing 
Zoning By-law for the following properties known municipally as 199 Alice Street, 59 Duke 
Street, 66 Duke Street, 91 Duke Street, 37 Empire Street, 92 Ferguson Street, 23 Garibaldi 
Street, 60 Ontario Street, 320 York Road, 383 York Road, 405 York Road, and 471 York 
Road. New sensitive land uses (residential, institutional or park) will also be permitted on 
these properties subject to meeting the following land use compatibility and 
property clean-up criteria: 

a) Noise, vibration and safety requirements of the Canadian National Railway and 
Guelph Junction Railway, as outlined in Subsection 8.2.31 of this Plan, can be 
satisfied by the proposal, where applicable. 
b) A land use compatibility analysis where industrial and sensitive uses are proposed 
in proximity to one another in accordance with subsection 7.7.7of this Plan. 
c) The property has been cleaned-up or decommissioned to the Provincial standard 
appropriate for the land use proposed and in accordance with subsection 5.6 of this 
Plan. 

 
11. In addition to the provisions of subsection 7.2.26, a club and compatible uses normally 
associated with the main use shall be permitted on property municipally known as 127 and 
135 Ferguson Street. The off-street parking requirements may be satisfied by an adjacent 
parking lot located between Ferguson Street and Elizabeth Street. 

 
12. In addition to the provisions of subsection 7.2.26, a religious use and compatible uses 
normally associated with the main use shall be permitted on property municipally known as 
122 Harris Street. 

 
13. In addition to the provisions of policy 7.2.26, a social services establishment including 
diagnostic and treatment services shall be permitted on lands known municipally as 80 
Waterloo Avenue and 20-28 Birmingham Street. 

 
14. In addition to the provisions of policy 7.2.26, a medical clinic use shall be permitted on 
property known municipally as 262 Edinburgh Road South. 

 
15. In addition to the provisions of policy 7.2.26, office, personal service, and medical office 
uses in conjunction with, or without residential units shall be permitted on the property 
known municipally as 1453 Gordon Street. The maximum gross leasable floor area shall be 
limited to 455 square metres. 
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ATTACHMENT 2 (continued) 
Existing Official Plan Land Use Designations and Po licies  

 
 
16. In addition to the provisions of policy 7.2.26, office, medical clinic and medical office 
uses shall be permitted on property known municipally as 806 Gordon Street to a maximum 
gross floor area of 2500 square metres 

 
 
'General Residential' Land Use Designation  
 
7.2.31 The predominant use of land in areas designated, as 'General Residential' on Schedule 1 

shall be residential.  All forms of residential development shall be permitted in conformity 
with the policies of this designation.  The general character of development will be low-rise 
housing forms.  Multiple unit residential buildings will be permitted without amendment to 
this Plan, subject to the satisfaction of specific development criteria as noted by the 
provisions of policy 7.2.7.  Residential care facilities, lodging houses, coach houses and 
garden suites will be permitted, subject to the development criteria as outlined in the earlier 
text of this subsection. 

 
7.2.32 Within the 'General Residential' designation, the net density of development shall not 

exceed 100 units per hectare (40 units/acre).  
 

1. In spite of the density provisions of policy 7.2.32 the net density of development on 
lands known municipally as 40 Northumberland Street, shall not exceed 152.5 units 
per hectare (62 units per acre). 

 
7.2.33 The physical character of existing established low density residential 

neighbourhoods will be respected wherever possible. 
 
7.2.34 Residential lot infill, comprising the creation of new low density residential lots within 

the older established areas of the City will be encouraged, provided that the 
proposed development is compatible with the surrounding residential environment.  
To assess compatibility, the City will give consideration to the existing predominant 
zoning of the particular area as well as the general design parametres outlined in 
subsection 3.6 of this Plan.  More specifically, residential lot infill shall be compatible 
with adjacent residential environments with respect to the following:  

 
a) The form and scale of existing residential development; 
b) Existing building design and height; 
c) Setbacks; 
d) Landscaping and amenity areas; 
e) Vehicular access, circulation and parking; and 
f) Heritage considerations. 

 
7.2.35 Apartment or townhouse infill proposals shall be subject to the development criteria 

contained in policy 7.2.7. 
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ATTACHMENT 3  
Existing and Proposed Zoning and Details  
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ATTACHMENT 3 (continued) 
Existing Zoning Details  

SECTION 11 – URBAN RESERVE (UR) ZONE 
 
11.1 PERMITTED USES 
The following are permitted Uses within the Urban Reserve (UR) Zone: 
 

• Agriculture, Livestock Based 
• Agriculture, Vegetation Based (mushroom farms shall not be permitted) 
• Conservation Area 
• Flood Control Facility 
• Outdoor Sportsfield Facilities 
• Recreation Trail 
• Wildlife Management Area 
• Accessory Uses in accordance with Section 4.23 

 
11.2 REGULATIONS 
Within the Urban Reserve (UR) Zone, no land shall be Used and no Building or Structure shall be 
erected or Used except in conformity with the applicable regulations contained in Section 4 – 
General Provisions and the following regulations: 
 
11.2.1 Minimum Separation Distances Regulating Livestock Based Agriculture 
Minimum separation distances for Livestock Based Agriculture operations shall be based on the 
Minimum Separation Distance requirements for livestock farms required by the Ontario Ministry of 
Agriculture and Food. 
 
11.2.2 Permitted Building or Structure 
In addition to all other provisions of this Section, a permitted Building or Structure shall only be 
permitted in accordance with all of the following regulations: 
 

11.2.2.1 Minimum Side Yard 
Equal to one-half the Building Height but in no case less than 3 metres. 

 
11.2.2.2 Minimum Rear Yard 
Equal to one-half the Building Height but in no case less than 7.5 metres. 
 
11.2.2.3 Minimum Front Yard 
7.5 metres or as set out in Section 4.24, whichever is greater. 

 
11.2.2.4 Off-Street Parking 
No off-Street parking shall be located within 3 metres of any boundary of an UR Zone. 

 
11.2.2.5 Off-Street Loading 
No off-Street loading shall be located within 3 metres of any boundary of an UR Zone. 

 
11.2.3 Accessory Building or Structure 
Despite Section 4.5, an accessory Building or Structure shall be permitted only in accordance with 
the following regulations: 
 

11.2.3.1 No accessory Building or Structure shall be used for human habitation. 
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ATTACHMENT 3 (continued) 
Existing Zoning Details  

 
 
 
11.2.3.2 No accessory Building or Structure shall be located between the Street Line and 
any Setback line. 

 
11.2.3.3 No accessory Building or Structure shall be located in any Side Yard. 
 
11.2.3.4 No accessory Building or Structure shall be located closer to any Lot Line than one-
half Building Height or 7.5 metres, whichever is greater. 

 
11.2.4 Lighting of Outdoor Sportsfield Facilities 
Outdoor Sportsfield Facilities shall be permitted to have lighting facilities developed in 
accordance with Section 4.18.1 
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ATTACHMENT 3 (continued) 
Proposed Zoning Details 

 
Specialized I.1-? (Institutional) Zone 

 
Permitted Uses  
In accordance with the following permitted uses listed in Section 8.1.1 of Zoning By-law (1995) – 
14864, as amended:  
 

• Art Gallery 
• Day Care Centre in accordance with Section 4.26 
• Group Home in accordance with Section 4.25 
• Library  
• Museum 
• Outdoor Sportsfield Facilities 
• Religious Establishment 
• School 
• Occasional Uses in accordance with Section 4.21. 

 
Administrative Office, Nursing Home, activity room, Recreation Centre, nursing station, 
Research Establishment, chapel, residence and other Accessory Uses are permitted 
provided that such Use is subordinate, incidental and exclusively devoted to a permitted use 
listed in Section 8.1.1 and provided that such Use complies with Section 4.23. 

 
 
Regulations  
 
Within the Institutional (I) Zones, no land shall be Used and no Building or Structure shall be 
erected or Used except in conformity with the applicable regulations contained in Section 4 – 
General Provisions, the regulations set out in Table 8.2, with the following exception: 
 

No Maximum Front Yard Setback Required (in lieu of the required 20 metres) 
 
 

  



 

Page 15 of 16 CITY OF GUELPH COUNCIL REPORT 

 

ATTACHMENT 3 (continued) 
Standard I.1 (Institutional) Zone Regulations 
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ATTACHMENT 4  
Proposed Concept Plan 

 

 



CONSENT AGENDA 

 

 
December 3, 2012 

 
Her Worship the Mayor 
 and 

Members of Guelph City Council. 
 

SUMMARY OF REPORTS: 
 
The following resolutions have been prepared to facilitate Council’s consideration of the 

various matters and are suggested for consideration.  If Council wishes to address a specific 
report in isolation of the Consent Agenda, please identify the item.   The item will be 

extracted and dealt with immediately.  The balance of the Consent Agenda will be approved in 
one resolution. 
 

A REPORTS FROM ADMINISTRATIVE STAFF 

 

REPORT DIRECTION 

  
A-1) 316 WATERLOO AVENUE:  ZONING BY-LAW AMENDMENT 

 (FILE ZC1116) – WARD 5 

 
THAT Report 12-105 regarding a Zoning By-law Amendment for property 

municipally known as 316 Waterloo Avenue from Planning, Building, 
Engineering and Environment dated December 3, 2012 be received; 
 

AND THAT the application made by VanHarten Surveying Inc. on behalf of 
Sebastian Sambor and Przemyslaw Sambor for approval of a Zoning By-

law Amendment from the Residential Single Detached ‘B’ (R1.B) Zone to 
a Specialized Residential Single Detached ‘B’ (R.1B-?(H)) Holding Zone for 
the property municipally known as 316 Waterloo Avenue and legally 

described as Lot 23, Registered Plan 34, City of Guelph, be approved in 
accordance with the zoning regulations and conditions outlined in 

Attachment 2 of Planning, Building, Engineering and Environment Report 
12-105 dated December 3, 2012; 

 
AND THAT in accordance with Section 34(17) of the Planning Act, City 
Council has determined that no further public notice is required related to 

the minor modifications to the proposed Zoning By-law Amendment 
affecting 316 Waterloo Avenue as set out in Report 12-105 from Planning, 

Building, Engineering and Environment dated December 3, 2012. 
 
 

 

 

 

Approve 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 



A-2)  195 COLLEGE AVENUE WEST:  PROPOSED ZONING BY-LAW 

  AMENDMENT (FILE:  ZC213) – WARD 1 

 

THAT Report 12-107 regarding an application for a Zoning By-law 

Amendment to permit a single-detached dwelling on lands municipally 
known as 195 College Avenue West from Planning, Building, Engineering 
and Environment, dated December 3, 2012, be received; 

 
AND THAT the application by Van Harten Surveying Inc. on behalf of the 

Guelph Community Christian School, for a Zoning By-law Amendment 
from the I.1 (Institutional) Zone to the R.1B (Single Detached 
Residential) Zone affecting the property municipally known as 195 College 

Avenue West, and legally described as Lot 16, Registered Plan 432, City 
of Guelph, be approved in accordance with the zoning regulations and 

conditions outlined in Attachment 2 of Planning, Building, Engineering and 
Environment Report 12-107, dated December 3, 2012. 
 

A-3) PROPOSED DEMOLITION OF 28 ST. ANDREW STREET  

 – WARD 3 

 

THAT Report 12-111 regarding the proposed demolition of a detached 

dwelling at 28 St. Andrew Street, legally described as Lot 15, Plan 264, 
City of Guelph, from Planning, Building, Engineering and Environment 
dated December 3, 2012, be received; 

 
AND THAT the proposed demolition of the detached dwelling at 28 St. 

Andrew Street be approved; 

AND THAT the applicant be requested to erect protective fencing at one 

(1) metre from the dripline of any existing trees on the property which 
can be preserved, and be required to erect protective fencing at one (1) 
metre from the dripline of any existing trees on adjacent City property 

prior to commencement of demolition and maintain fencing during 
demolition and construction of the new dwelling; 

AND THAT the applicant be requested to contact the general manager of 
solid waste resources, planning, building, engineering and environment 

regarding options for the salvage or recycling of all demolition materials. 
 

A-4) PROPOSED DEMOLITION OF 17 FOREST HILL DRIVE  

 – WARD 5 

 

THAT Report 12-110 regarding the proposed demolition of a detached 
dwelling at  17 Forest Hill Drive, legally described as Part Lot 19, Plan 

401, AS IN RO787742 City of Guelph, from Planning, Building, 
Engineering and Environment dated December 3, 2012, be received; 

 
 

Approve 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

Approve 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

Approve 
 

 
 
 

 
 

 
 



AND THAT the proposed demolition of the detached dwelling at 17 Forest 
Hill Drive be approved; 

AND THAT the applicant be requested to remove material stockpiled 

within the dripline of the existing front yard tree and erect protective 
fencing at one (1) metre from the dripline of this tree and any other 
existing trees on the property which can be preserved prior to 

commencement of demolition and maintain fencing during demolition and 
construction of the new dwelling; 

AND THAT the applicant be requested to contact the General Manager of 
Solid Waste Resources, Planning, Building, Engineering and Environment 

regarding options for the salvage or recycling of all demolition materials.” 
 

A-5) GUELPH AREA TRANSMISSION REFURBISHMENT PROJECT 
 AND THE COMMUNITY ENERGY INITIATIVE 

 

THAT the report dated October 9, 2012 entitled ‘Guelph Area 
Transmission Refurbishment Project and the Community Energy Initiative’ 

be received and; 
 
THAT City Council direct the CAO to formally correspond with the Ministry 

of Energy requesting that they direct the Ontario Power Authority to 
approve Guelph-based projects currently in application under the Feed-

In-Tariff and Combined Heat and Power Standard Offer programs and; 
 
THAT City Council direct the CAO to formally correspond to the CEO of the 

Ontario Power authority to formally request the inclusion of 
representatives from the City of Guelph, on behalf of the Community 

Energy Initiative, in the ongoing study of energy supply to the Kitchener-
Waterloo-Guelph-Cambridge region and;     
 

THAT City Council direct the Mayor to continue to communicate with the 
Minister of Energy and other Provincial Ministers, as appropriate, to 

advocate on behalf of existing and future local energy generation and 
conservation projects and; 
 

THAT City Council direct staff to continue to communicate to staff of the 
Ministry of Energy, other Ministries as appropriate and the Ontario Power 

Authority to advocate on behalf of existing and future local generation 
projects and; 
 

THAT the City direct staff to investigate the feasibility of formal 
procedural interventions to the Guelph Area Transmission Refurbishment 

project such as a request for an Individual Environmental Assessment or 
intervening at the Ontario Energy Board as they consider the “Leave to 

Construct” for the GATR project.    

 
 

 
 

 
 
 

 
 

 
 
 

 
 

Approve 
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COUNCIL

REPORT

TO Guelph City Council 

  

SERVICE AREA Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT 316 Waterloo Avenue: Zoning By-law Amendment 
Decision (File: ZC1116)  
Ward 5 

 

REPORT NUMBER 12-105 

 
 __________________________________________________________________  
 

SUMMARY 
 
Purpose of Report: This report provides a staff recommendation to approve a 
Zoning By-law Amendment to rezone the subject lands to a Specialized R.1.B-? (H) 
(Residential Single Detached Zone) with a Holding Provision to permit a coach 
house as a second accessory dwelling unit.  
 
Council Action: Council is being asked to approve the Zoning By-law Amendment 
for the subject property. 

 

RECOMMENDATION 
“THAT Report 12-105 regarding a Zoning By-law Amendment for property 
municipally known as 316 Waterloo Avenue from Planning, Building, Engineering 
and Environment dated December 3, 2012 be received; 
 
AND THAT the application made by VanHarten Surveying Inc. on behalf of 
Sebastian Sambor and Przemyslaw Sambor for approval of a Zoning By-law 
Amendment from the Residential Single Detached ‘B’ (R1.B) Zone to a Specialized 
Residential Single Detached ‘B’ (R.1B-?(H)) Holding Zone for the property 
municipally known as 316 Waterloo Avenue and legally described as Lot 23, 
Registered Plan 34, City of Guelph, be approved in accordance with the zoning 
regulations and conditions outlined in Attachment 2 of Planning, Building, 
Engineering and Environment Report 12-105 dated December 3, 2012; 
 
AND THAT in accordance with Section 34(17) of the Planning Act, City Council has 
determined that no further public notice is required related to the minor 
modifications to the proposed Zoning By-law Amendment affecting 316 Waterloo 
Avenue as set out in Report 12-105 from Planning, Building, Engineering and 
Environment dated December 3, 2012.” 
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BACKGROUND 
An application for a Zoning By-law Amendment (ZC1116) was received by 
VanHarten Surveying Inc. for the property municipally known as 316 Waterloo 
Avenue. The proposal is a request to change the zoning from the Residential Single 
Detached ‘B’ (R.1B) Zone to a Specialized Residential Single Detached ‘B’ (R.1B-?) 
Zone to permit a coach house.  In addition, a Holding Provision (“H”) is being 
recommended by staff as a Record of Site Condition is required to be filed with the 
Ministry of Environment. If the Zoning is approved by Council, it is the owners’ 
intention to convert and upgrade an existing accessory structure (concrete block 
building) on the property currently used as an office for a roofing business into a 
two (2) bedroom coach house. 
 
The application was deemed complete on December 8, 2011. The statutory Public 
Meeting was held on May 7, 2012. At this meeting, Council received staff Report 
12-51 that provided a factual background of the property and information related to 
the proposed Zoning By-law Amendment application. During the Public Meeting, 
Council requested staff provide illustrations to show the green space on the 
property when the application came back to Council for a decision, ensure adequate 
emergency vehicle access is provided, and determine whose financial responsibility 
it is to complete environmental remediation of the property, if required. Council 
also directed staff to follow up with residents of 281 Bristol Street that submitted a 
petition so as to more effectively address their concerns and work to mitigate their 
issues.  
 
A complete chronology of key milestone dates for the application, including the 
dates which public notification was made is included in Attachment 9. 
 
Location  
The subject property is located on the south side of Waterloo Avenue and west of 
Edinburgh Road. The property is bound by mid-rise apartment buildings to the 
south on Bristol Street, and predominantly single detached dwellings to the north, 
east and west. Additional apartment buildings are located further to the east. The 
subject property has approximately 16.09 metres of frontage on Waterloo Avenue 
with a lot depth of 50.41 metres, and is approximately 0.0811 ha in size. 
 
The subject property contains a single detached dwelling constructed around 1913, 
along with two accessory structures which are both to the rear of the dwelling. The 
concrete block accessory structure directly behind the single detached dwelling is 
proposed to be converted to a coach house as part of this Zoning By-law 
Amendment, with the second accessory structure to be used as a garage with two 
(2) off-street parking spaces. 
 
Existing Official Plan Land Use Designation and Policies 

The subject property is designated “General Residential” in the Official Plan. The 
“General Residential” designation permits all forms of residential uses, including 
single detached dwellings, multiple unit residential buildings, residential care 
facilities, lodging houses, coach houses, and garden suites. The maximum density 
in the “General Residential” designation is 100 units per hectare. 
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The Official Plan identifies the subject lands as within the “Built-up Area” of the 
City. The “Built-up Area” has been delineated in accordance with Section 2.2.3.5 of 
the Province’s Growth Plan for the Greater Golden Horseshoe and includes the 
developed urban area of the City as it existed on June 16, 2006. The “Built-up 
Area” is expected to accommodate a significant portion of the City’s future growth 
through intensification opportunities. Beginning in 2015, a minimum of 40% of the 
City’s annual residential development must be accommodated within the “Built-up 
Area”. 
 
The southern one third of the subject property is located within the Special Policy 
Area (SPA) of the Official Plan, which comprises of the built-up area of Guelph that 
is located within the regulatory flood plain of the Speed and Eramosa Rivers.  
Residential development, intensification, and the conversion of non-residential 
buildings to residential are permitted within the Special Policy Area provided that 
new or existing buildings meet certain design criteria and floodproofing 
requirements. It is noted that the proposed Coach House is not located within the 
SPA. 
 
The relevant Official Plan land use designations and related policies are included in 
Attachment 3. 
 
Existing Zoning 
The subject property is zoned Single Detached Residential ‘B’ (R.1B) (see 
Attachment 4). Single detached dwellings are permitted in this zone, in addition to 
a number of secondary uses to single detached dwellings. 
 

REPORT 
Description of Proposed Zoning By-law Amendment 
The application is a request to rezone the subject property from the current 
Residential Single Detached ‘B’ (R.1B) Zone to a Specialized Residential Single 
Detached ‘B’ (R.1B-?) Zone to permit a coach house. The Zoning By-law equates a 
coach house to a garden suite for the purposes of definition and interpretation. 
 
The R.1B Zone permits the following uses: 

• Single Detached Dwelling 
• Accessory Apartment (in accordance with Section 4.15.1) 
• Bed and Breakfast (in accordance with Section 4.27) 
• Day Care Centre (in accordance with Section 4.26) 
• Group Home (in accordance with Section 4.25) 
• Home Occupation (in accordance with Section 4.19) 
• Lodging House Type 1 (in accordance with Section 4.25) 

 
A specialized R.1B zoning category is being recommended so as to include a coach 
house as a permitted use and also recognize a side yard of 1.1 metres for the coach 
house. Since the Public Meeting on May 7, 2012, the second dwelling unit request 
has been revised. Originally the proposed second dwelling unit request was referred 
to as a single detached dwelling. However, staff suggested to the applicant’s agent,  
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VanHarten Surveying Inc. that based on the attributes of the existing concrete 
block structure and details of the request, the second dwelling unit should be 
referred to as a Coach House instead of a single detached dwelling. This would be 
more appropriate in scale for the property as the second dwelling unit is to be 
subordinate to the existing single detached dwelling. Staff would have concerns 
recommending support for two single detached dwellings on one property in the 
R.1B Zone. The applicant’s agent agreed to this minor change in terminology, and 
submitted a revised sketch to illustrate this. The revised conceptual site plan is 
found in Attachment 5. 
 
Under the authority of Section 36 of the Planning Act and Section 9.10.7.1 d) of the 
Official Plan, Staff are recommending that a Holding Provision (“H”) be placed on 
the amended zoning category due to the requirement to complete a Record of Site  
Condition (RSC). Staff have determined that due to the current commercial use of a 
roofing business on a portion of the subject property and request made by the 
applicant to utilize this portion of the property for residential purposes, an RSC is 
required to be filed on the Environmental Site Registry under Ontario Regulation 
153/04, as amended. A Qualified Person as defined by the regulation will need to 
be retained to complete a Phase 1 and 2 Environmental Site Assessment as well as 
any required remediation to demonstrate that the condition of the property is 
suitable for residential uses. Once the Ministry of Environment issues a clearance 
statement and indicates the RSC has been filed on the Environmental Site Registry, 
the property owner can apply to have the Holding Provision lifted.  
 
The applicant has stated that the roofing business will be vacating the property so 
as to allow for the proposed conversion of the accessory structures and yard to 
residential uses. 
 
Subject to Sections 7.2.22.1 and 9.10.2 a) of the Official Plan, the property owner 
will be subject to site plan control, and be required to receive site plan approval 
prior to the issuance of any building permits to convert the concrete block building 
into a coach house. 
 
Staff Review/Planning Analysis 

The complete staff review and planning analysis for this application is provided in 
Attachment 7. The analysis addresses all relevant planning considerations, including 
the issues that were raised by Council and members of the public at the statutory 
Public Meeting held May 7, 2012 and other issues raised through review of the 
application. The issues generally refer to: 

• Evaluation of the proposal against the Provincial Policy Statement and the 
Places to Grow Plan; 

• Evaluation of the proposal against the land use designation and policies of 
the Official Plan including Council-adopted Official Plan Amendment 48 and 
the Special Policy Area relating to the floodplain; 

• Addressing the availability and provision of green space on the property; 
• Providing emergency access to the coach house and detached garage 

structure; 
• Completing a Record of Site Condition (RSC) and necessary environmental 

remediation; and 
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• Addressing the concerns raised by petition from the residents of 281 Bristol 
Street. 
 

Planning Staff Recommendation 

Planning staff are satisfied that the Zoning By-law Amendment is consistent with 
the Provincial Policy Statement and conforms to the Growth Plan for the Greater 
Golden Horseshoe. Furthermore, the application is consistent with the City’s Official 
Plan and staff are of the opinion that amending the Zoning from R.1B to a 
Specialized R.1B-? conforms to the objectives and policies of the Official Plan and 
Provincial Planning initiatives, and is overall good planning. Planning staff are 
recommending that Council approve the Zoning By-law Amendment subject to the 
conditions and regulations outlined in Attachment 2. 
 
Minor Application Revision 

The revision that has been made to the application since the May 7, 2012 Public 
Meeting is considered minor, and therefore staff are recommending to Council that 
no further public notice is required in accordance with Section 34(17) of the 
Planning Act. The change relates to the terminology for the requested second 
dwelling unit. Originally, the application referred to the second dwelling unit as a 
Single Detached Dwelling. Based on further review of the application and 
discussions with the applicant’s agent, staff feel that it is more appropriate and 
fitting to refer to the second dwelling unit as a Coach House.  Aside from the 
change in terminology, there are no other revisions to the application, its intent, or 
to the information included in the original public notice. Considering the revision, if 
the Zoning By-law Amendment is approved by Council, the request to add a second 
unit will not change in scale, form or function from the original application, 
regardless of the minor change in terminology. 

 

CORPORATE STRATEGIC PLAN 
City Building – Strategic Directions 3.1: Ensure a well designed, safe, inclusive, 
appealing and sustainable City. 
 

FINANCIAL IMPLICATIONS 
Projected Taxation 

• $6,000 (Estimated rate for existing single detached dwelling with the 
addition of a Coach House) 

 
Development Charges 

• $10,078 (2012 rate) 
 

DEPARTMENTAL CONSULTATION 
The public agency and comments received from City departments during the review 
of the application are summarized on Attachment 8. 
 

COMMUNICATIONS 
Key dates for the public process regarding this planning application are included in 
Attachment 9.  
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Council requested staff follow up with residents of 281 Bristol Street to ensure their 
concerns were addressed or could be mitigated. A copy of the letter sent to the 
residents of 281 Bristol Street is included in Attachment 6, and their concerns 
summarized and addressed in Attachment 7 under the header “281 Bristol Street”. 
 

ATTACHMENTS 
Attachment 1 – Location Map 
Attachment 2 – Recommended Zoning Regulations and Conditions 
Attachment 3 – Existing Official Plan Land Use Designations and Policies 
Attachment 4 – Existing and Proposed Zoning and Details 
Attachment 5 – Conceptual Site Plan 
Attachment 6 – Letter sent to Residents of 281 Bristol Street 
Attachment 7 – Planning Staff Analysis 
Attachment 8 – Circulation Comments Summary 
Attachment 9 – Public Notification Summary 
 
  
Prepared By: Recommended By: 

Michael Witmer Sylvia Kirkwood 
Development & Urban Design Planner Manager of Development Planning 
519-822-1260, ext 2790 519-822-1260, ext 2359 
michael.witmer@guelph.ca sylvia.kirkwood@guelph.ca 
  
 
 
Original Signed by: Original Signed by: 
_________________________ ___________________________ 
Recommended By:  Recommended By: 

Todd Salter Janet L. Laird, Ph.D. 
General Manager Executive Director 
Planning Services Planning, Building, Engineering 
519-822-1260, ext 2395 and Environment 
todd.salter@guelph.ca 519-822-1260, ext 2237 
 janet.laird@guelph.ca    
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ATTACHMENT 1 

Location Map 
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ATTACHMENT 2 

Recommended Zoning Regulations and Conditions 
 
The property affected by the Zoning By-law Amendment application is municipally 
known as 316 Waterloo Avenue and is legally described as Lot 23, Registered Plan 
34, City of Guelph.  
 
PROPOSED ZONING 

The following zoning is proposed for 316 Waterloo Avenue: 
 

Specialized R.1B-? (H) Residential Single Detached ‘B’, Holding Zone 
 
Permitted Uses 
In addition to the permitted uses in Section 5.1.1 of Zoning By-law (1995)-14864, 
the following additional use shall also be permitted: 
 

• Coach House 
 
For the purposes of this Zone, the following definition will apply: 
 
Coach House shall mean a one unit detached residence containing bathroom and 
kitchen facilities that is located on the same lot, but is subordinate to an existing 
residential dwelling, and is designed to be a permanent unit.  
 
Proposed Zoning Regulations 
In accordance with Section 4 (General Provisions) and Section 5.1.1 and Table 
5.1.2 (Residential Single Detached) Zone regulations of Zoning By-law (1995)-
14864, as amended, with the following exceptions and additions: 
 

• Coach House  
o Gross Floor Area:  

� The maximum Gross Floor Area of the Coach House shall not 
exceed 96 square metres. 

o Minimum Side Yard 
� 1.1 metres 

o Maximum Number of Bedrooms 
� 2 bedrooms 

o Maximum Building Height:  
� The maximum building height shall be 1 storey. 

o Off-street Parking: 
� In addition to the requirements of Section 4.13 where a Coach 

House has been provided in addition to the main Dwelling unit, 
a total of 3 parking spaces shall be required on the property. 

� 1 parking space shall be provided for the coach house. 
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• Number of Buildings per Lot 
o Despite Section 4.4, a Coach House is permitted on the same Lot as 

the main Dwelling Unit in the R.1B-? Zone. 
   

• Notwithstanding the Uses permitted in 5.1.1, a Coach House located in the 
R.1B-? Zone shall not be occupied by a home occupation or an accessory 
apartment. 

 
Holding Provision 

 
Purpose: To ensure that the development of the lands does not proceed until the 
owner has completed certain conditions to the satisfaction of the City of Guelph, 
namely filing a Record of Site Condition with the Ministry of Environment. Based on 
the history of uses on the site, this will ensure that the site is appropriately 
remediated to permit residential development. 
 
Holding Provision Conditions:  
 

1. The City shall receive a Record of Site Condition from the Ministry of 
Environment showing the site has been properly rehabilitated. 

2. The owner enters into an agreement, registered on title, containing the 
conditions of approval endorsed by Council (see below). 

 
 
PROPOSED CONDITIONS 
The following conditions are provided as information to Council and will be imposed 
through an agreement with the City registered on title for the subject site: 
 

1. That the applicant/owner shall submit to the City, in accordance with Section 
41 of The Planning Act and Sections 7.2.22.1 and 9.10.2 a) of the Official 
Plan, a fully detailed site plan(s), indicating the location of buildings, 
landscaping, parking, circulation, emergency access, lighting, grading, 
utilities and drainage on the said lands as well as proposed elevations of the 
Coach House to the satisfaction of the General Manager of Planning Services 
and the General Manager/City Engineer, prior to Site Plan approval, and 
furthermore the Developer agrees to develop the said lands in accordance 
with the approved plan. 
 

2. That the applicant/owner shall pay development charges to the City in 
accordance with By-law Number (2009)-18729, as amended from time to 
time, or any successor thereof, and in accordance with the Education 
Development Charges By-laws of the Upper Grand District School Board 
(Wellington County) and the Wellington Catholic District School Board, as 
amended from time to time, or any successor by-laws thereto. 
 

3. That the applicant/owner shall pay to the City the actual cost of constructing 
and installing a new water service lateral and furthermore the 
applicant/owner shall pay to the City, a deposit for the cost of the service 
lateral, in accordance with by-law number (2011)-19150, as amended from 
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time to time, or any successor thereof.  
 

4. Prior to building permit, the owner shall pay to the City cash-in-lieu of park 
land dedication in accordance with By-law (1989)-13410, By-law (1990)-
13545 and By-law (2007)-18225, as amended from time to time, or any 
successor thereof.  
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ATTACHMENT 3 

Existing Official Plan Land Use Designations and Policies 
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ATTACHMENT 3 (continued) 

Existing Official Plan Land Use Designations and Policies 
 

General Residential / Housing Policies 

 
7.2.2  The City shall encourage and assist, where possible, in the production of an adequate supply 

and mix of affordable housing by: 
 

a) Expediting the development approval process and other administrative requirements; 
b) Partnering with the private sector and other government levels to implement housing 

programs; 
c) Encouraging the provision of affordable housing in plans of subdivision that are 

designed for moderate and lower income households, and, more particularly, for 
large subdivisions requiring this housing form to be provided to a minimum 25% of 
the total potential units. 

d) Encouraging the use of alternative development techniques that can assist in 
lowering development costs and potentially lower housing costs; 

e) Promoting a 3 percent vacancy rate for rental housing; 
f) Encouraging the provision of additional rental housing; 
g) Promoting the provision of affordable housing, located near transit, shopping, parks 

and other community facilities, in order to meet the needs of lower income and senior 
citizen households; 

h) Supporting student housing developments conveniently accessible to the University 
of Guelph; 

i) Supporting the provision of specialized housing facilities to meet the needs of 
persons with disabilities. 

 
7.2.3  In order to provide for the housing needs of a wide array of socio-economic groups, the City 

will encourage the development of a variety of housing types and forms in large plans of 
subdivision. 

 
7.2.4  The City shall provide for the creation of accessory apartments and other alternative, low 

impact housing forms for the lower density residential areas of the City. Regulations 
promoting compatibility of this housing form will be outlined in the Zoning By-law. 

 
7.2.5  The City will encourage the conversion of suitable non-residential structures to residential 

accommodation, provided other non-residential land uses in the vicinity would not pose an 
adverse effect. 

 

'General Residential' Land Use Designation 

7.2.31  The predominant use of land in areas designated, as 'General Residential' on Schedule 1 
shall be residential. All forms of residential development shall be permitted in conformity with 
the policies of this designation. The general character of development will be low-rise 
housing forms. Multiple unit residential buildings will be permitted without amendment to this 
Plan, subject to the satisfaction of specific development criteria as noted by the provisions of 
policy 7.2.7. Residential care facilities, lodging houses, coach houses and garden suites will 
be permitted, subject to the development criteria as outlined in the earlier text of this 
subsection.  

 
7.2.32  Within the 'General Residential' designation, the net density of development shall not exceed 

100 units per hectare (40 units/acre).  
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1.  In spite of the density provisions of policy 7.2.32 the net density of development on 
lands known municipally as 40 Northumberland Street, shall not exceed 152.5 units 
per hectare (62 units per acre).  

 
7.2.33  The physical character of existing established low density residential neighbourhoods will be 

respected wherever possible.  
 
7.2.34  Residential lot infill, comprising the creation of new low density residential lots within the 

older established areas of the City will be encouraged, provided that the proposed 
development is compatible with the surrounding residential environment. To assess 
compatibility, the City will give consideration to the existing predominant zoning of the 
particular area as well as the general design parametres outlined in subsection 3.6 of this 
Plan. More specifically, residential lot infill shall be compatible with adjacent residential 
environments with respect to the following:  

 
a)  The form and scale of existing residential development;  
b)  Existing building design and height;  
c)  Setbacks;  
d)  Landscaping and amenity areas;  
e)  Vehicular access, circulation and parking; and  
f)  Heritage considerations.  

 
7.2.35  Apartment or townhouse infill proposals shall be subject to the development criteria 

contained in policy 7.2.7.  
 
Coach House / Garden Suites  
 
7.2.22  Coach houses and garden suites may be permitted as alternative forms of housing in all land 

use designations of the Plan allowing lower density forms of housing.  
 

1.  Coach houses and garden suites will be regulated by the provisions of the 
implementing Zoning By-law and shall be subject to site plan control.  

2.  The following criteria will be used as the basis for permitting coach houses and garden 
suites by amendment to the implementing Zoning By-law: 

 
a)  The use is subordinate in scale and function to the main dwelling on the lot;  
b)  The use can be integrated into its surroundings with negligible visual impact to the 

streetscape;  
c)  The use is situated on an appropriately-sized housing lot;  
d)  The use is compatible in design and scale with the built form of the main dwelling unit; 
e)  The orientation of the use will allow for optimum privacy for both the occupants of the 

new coach house or garden suite and the main dwelling on the lot; and  
f)  Any other siting requirements related to matters such as servicing, parking and access 

requirements, storm water management and tree preservation can be satisfied.  
 
Special Policy Area (S.P.A.) Flood Plain  
 

The "Provincial Policy Statement" generally prohibits development or redevelopment within 
the regulatory flood plain due to inherent dangers, such as loss of life, property damage and 
social disruption, should flooding occur. The “Policy Statement” does however, recognize 
there are special circumstances in historic communities where the general prohibition of new 
development/redevelopment is so onerous that it would degrade the community's vitality. 
Therefore, the “Provincial Policy” also makes provision for the designation of lands within the 
flood plain as a ‘Special Policy Area.’  
 
The ‘Special Policy Area Flood Plain’ area as generally designated on Schedule 1 and in 
more defined fashion denoted on Schedule 8 of this Plan illustrates a currently built-up 
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portion of Guelph which is within the regulatory flood plain of the Speed and Eramosa Rivers. 
Development, redevelopment and rehabilitation of buildings and structures in this area is 
considered vital to the continued economic and social viability of the City. In addition, major 
relocation or complete acquisition by public authorities is not feasible. Strict enforcement of 
the “Provincial Policy Statement’s” One Zone and Two Zone Flood Plain concepts in these 
areas would lead to the physical deterioration of the infrastructure and unnecessary hardship 
to the City.  
 

7.14.4  Within the ‘Special Policy Area (S.P.A.) Flood Plain’, as generally designated on Schedule 1 
and in more detailed fashion on Schedule 8 of this Plan, the City, the Grand River 
Conservation Authority and the Province of Ontario have agreed to accept a higher flood risk 
than would normally be acceptable. This higher flood risk permits the development of a 
limited amount of new buildings and structures on these lands in accordance with the 
following:  

 
1. The permitted uses within the ‘S.P.A. Flood Plain’ are established by the land use 

designations shown on Schedule 8. In addition, policy 7.14.1 is applicable within the 
‘S.P.A. Flood Plain’.  

2.  Development/redevelopment is not permitted within the floodway.  
3.  Hotels and motels may be permitted in the applicable Schedule 8 land use 

designations of this Plan if the use can be floodproofed to the regulatory flood level 
and safe access can be provided.  

4.  Within the ‘S.P.A. Flood Plain’ land use designation, service stations, gas bars and 
other uses involving the manufacture, disposal, consumption or storage of chemical, 
flammable, explosive, toxic, corrosive or other dangerous materials shall not be 
permitted.  

5.  Within the ‘S.P.A. Flood Plain’ land use designation, parking facilities shall be 
designed to the satisfaction of the City and the Grand River Conservation Authority so 
as to minimize flood damage and potential flood flow interference.  

6.  The City's implementing Zoning By-law will outline specific use and building 
regulations for lands within the ‘S.P.A. Flood Plain’ land use designation.  

 
7.14.5  Floodproofing shall be required for all forms of building activity within the ‘S.P.A. Flood Plain’ 

land use designation to the satisfaction of the City and the Grand River Conservation 
Authority. The following sub-policies will give guidance to the floodproofing requirements: 

  
1.  Any new building or structure shall be designed such that its structural integrity is 

maintained during a regulatory flood. In spite of the lower minimum levels specified by 
the policies of this subsection, every attempt should be made to floodproof buildings 
and structures to the regulatory flood level.  

2.  The various forms of floodproofing, as outlined in the "Implementation Guidelines of 
the Provincial Policy Statement on Flood Plain Planning" (October, 1988) may be used 
to achieve the necessary floodproofing requirements of this Plan.  

3.  The replacement of a building or structure on the footprint of a previous structure 
which has been destroyed or demolished by fire or natural causes will be permitted, 
provided the building or structure is not located within the floodway. 

 
Floodproofing Requirements for Residential Uses wit hin the ‘S.P.A. Flood Plain’ Land Use 
Designation  
 
7.14.6  In addition to the requirements of policy 7.14.5, the following policies apply to the renovation 

of, intensification of, conversion to, development and redevelopment of residential uses.  
 

1.  Renovation of existing residential buildings shall be permitted provided any new 
habitable floor space is no lower than the elevation of the existing ground floor level.  

2.  Residential intensification, comprising the building of a new single/semi/duplex on an 
existing vacant lot, or adding an accessory apartment to an existing 
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single/semi/duplex building or the creation of a new lot by consent for a 
single/semi/duplex dwelling, shall be permitted provided that the new building or 
structure is floodproofed to an elevation no lower than one metre below the regulatory 
flood level; and:  

 
a)  The habitable floor space is constructed to an elevation equal to, or greater than 

the ground floor elevation of adjacent buildings, but in no case lower than one 
metre below the regulatory flood level;  

b)  Mechanical, electrical and heating equipment will be located no lower than one 
metre below the regulatory flood level;  

c)  Basements will only be permitted in instances where the elevation of the 
basement floor is greater than the elevation of one metre below the regulatory 
flood level. In instances where this basement floor level elevation cannot be 
achieved, a crawl space of a maximum height of 1.2 metres may be permitted 
to facilitate servicing; and  

d)  Access is available to the site at an elevation no lower than one metre below 
the safe access level.  

 
3.  Conversion of a non-residential building to a residential use will be permitted provided 

the building is floodproofed to an elevation no longer than one metre below the 
regulatory flood level: and  

 
a)  The habitable floor space elevation of any new residential unit is located at an 

elevation no lower than one metre below the regulatory flood level;  
b)  Mechanical, electrical and heating equipment will be located no lower than one 

metre below the regulatory flood level; and  
c)  Access is available to the site at an elevation no lower than one metre below 

the safe access level.  
 

4.  Development/redevelopment of new residential units, excluding forms of residential 
intensification noted in policy 7.14.6.2, shall be permitted provided that the new 
building and related structures are floodproofed to the regulatory floodlevel; and  

 
a)  The habitable floor space of any new residential unit is constructed to an 

elevation equal to or greater than the regulatory flood level;  
b)  Windows, doors and other building openings for any new residential unit will be 

located above the regulatory flood level;  
c)  Mechanical, electrical and heating equipment for any new residential unit will be 

located above the regulatory flood level;  
d)  Access is available to the site at an elevation no lower than one metre below 

the safe access level; and  
e)  Unenclosed parking facilities shall be located at or above an elevation of the 

100 year flood level. Enclosed facilities shall be floodproofed to the regulatory 
flood level.  

 

9.10 Development Control 
 
Site Plan Control  
 
9.10.1   The City will use the site plan control provisions of the Planning Act in order to: 
 

a)  Ensure the adequate provision and maintenance of site-specific facilities required 
by development; 

b)  Require necessary easements or otherwise control the location of necessary 
services and utilities; 

  c)  Ensure that the proposed development is functional for the intended use; 
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d)  Ensure compatibility of design between sites; 
e)  Minimize any adverse effects of the development on adjacent properties; 
f)  Secure necessary road widenings and lands for intersection improvements from 

abutting properties in accordance with the provisions of policy 8.2.26 of this Plan; 
g)  Ensure that development is completed and maintained as approved by 

Council; 
h)  Ensure that development is compatible with on-site or adjacent property natural 

heritage features and cultural heritage resources. 
 
9.10.2   All lands within the City of Guelph are designated as a site plan control area, except: 

 
a)   Low density residential, including single-detached and semi-detached dwellings   

and buildings or structures accessory thereto, but not including zero lot line 
dwellings, lodging houses, coach houses, garden suites, group homes or other 
residential care facilities; 

b)   Farm-related development including buildings and structures for agricultural use;     
and 

c)    Buildings or structures used for flood control or conservation purposes. 
 
 
9.10.3   As a condition of development approval in site plan control areas, Council may  
  require plans and drawings outlining the following: 
 

a)  The elevations and cross-section views of buildings and structures; 
b)  Landscaping, servicing and buffering; 
c)  Grading and drainage; 
d)  Vehicle access and off-street circulation, loading and parking; 
e)  Signage and lighting; 
f)  Pedestrian access and bicycle facilities; 
g)  Barrier free facilities; and 
h)  Facilities for the storage of garbage and other waste materials. 
 

9.10.4  The City will utilize urban design policies of subsection 3.6 and any applicable urban 
design guidelines to further the "image", "sense of place", and design compatibility 
considerations given under site plan control. 
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ATTACHMENT 4 

Existing and Proposed Zoning and Details 
 



 

Page 18 of 41 CITY OF GUELPH COUNCIL REPORT 

ATTACHMENT 4 (continued) 

Existing Zoning and Details 
 

Residential Single Detached ‘B’ (R.1B) Zone 
 
Permitted Uses 

In accordance with the uses listed in Section 5.1.1 of Zoning By-law (1995)-14864: 
 

• Single Detached Dwelling 
• Accessory Apartment in accordance with Section 4.15.1 
• Bed and Breakfast establishment in accordance with Section 4.27 
• Day Care Centre in accordance with Section 4.26 
• Group Home in accordance with Section 4.25 
• Home Occupation in accordance with Section 4.19 
• Lodging House Type 1 in accordance with Section 4.25 

 
Regulations 
In accordance with Section 5.1.2 of Zoning By-law (1995)-14864: 
 
5.1.2 Within the Residential 1 (R.1) Zones, no land shall be Used and no 

Building or Structure shall be erected or Used except in conformity 
with the applicable regulations contained in Section 4 - General 
Provisions, the regulations listed in Table 5.1.2, and the following: 

 
5.1.2.1  Despite Row 7 of Table 5.1.2, where a  Garage,  Carport or  Parking 

Space is not provided in accordance with Section 4.13.2.1, one  Side  
Yard shall have a minimum dimension of 3 metres. 
 

5.1.2.2  Despite any required Side Yard on a residential Lot, Carports shall 
be permitted provided that no part of such Carport is located closer 
than 0.6 metres to any Side Lot Line. 

 
5.1.2.3  In the event that there is a transformer easement on a particular  Lot, 

portions of the Single Detached Dwelling may be required to be 
Setback further than specified in Row 6 of Table 5.1.2 in order that a 
minimum separation of 4.5 metres may be maintained between the 
transformer easement and any part of the dwelling. 

 
5.1.2.4  Despite Rows 6 and 8 of Table 5.1.2, Buildings or Structures located 

on Through Lots shall have a Setback the same as the nearest 
adjacent Main Building and in accordance with Section 4.24. 

 
5.1.2.5  Despite Row 4 of Table 5.1.2, the minimum Lot Frontage for a 

Corner Lot in a R.1D Zone shall be 12 metres. 
 
5.1.2.6  Despite Row 4 of Table 5.1.2, the Lots located within Defined Area 

Map Number 66 of Schedule "A" of this By-law shall have a minimum 
Lot Frontage of the average Lot Frontage established by the 
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existing Lots within the same  City Block Face, but in no case less 
than 9 metres.  Nothing in this section shall require the minimum Lot 
Frontage to be greater than the minimum Lot Frontage established 
in Table 5.1.2.  Where the average Lot Frontage of the existing Lots 
on the Block Face cannot be determined, the minimum Lot Frontage 
shall be as indicated in Table 5.1.2. 

 
5.1.2.7  Despite Row 6 of Table 5.1.2, the minimum Front or Exterior Side 

Yard for dwellings located within Defined Area Map Number 66 of 
Schedule "A" of this By-law, shall be: 

 
         i)  the average of the Setbacks of the properties having Lot Frontage 

within the same City Block Face, provided a legal off-Street Parking 
Space is located entirely on the  Lot.  Where the off-Street Parking 

Space is located within a Garage or Carport, the Setback for the 
Garage or Carport shall be a minimum of 6 metres from the Street 
Line.  Where the average of the Setbacks of the properties having 
Lot Frontage within the same City Block Face cannot be 
determined, the minimum Front or Exterior Side Yard shall be as 
indicated in Table 5.1.2;  

 
ii)  in accordance with Section 4.6 and 5.1.2.3; and 
 
iii)  in accordance with the Ontario Building Code, as amended from time 

to time or any successor thereof, regulations for above ground 
electrical conductor clearances to buildings. 

 
Where a road widening is required in accordance with Section 4.24, 
the calculation of the required Front or Exterior Side Yard shall be 
as set out in Section 5.1.2.7, provided that the required Front or 
Exterior Side Yard is not less than the new Street Line established 
by the required road widening. 

 
5.1.2.8  Despite Row 7 of Table 5.1.2, properties Zoned R.1B or R.1C with  

Buildings over 2 Storeys located within Defined Area Map Number 66 
of Schedule "A" of this By-law shall have a minimum Side Yard 
requirement of 1.5 metres. 
 

5.1.2.9  Deleted. 
 
5.1.2.10  Despite Row 7 of Table 5.1.2 in the R.1A Zone, where a Building has 

a one Storey portion and a 1.5 to 2 storey portion, the required Side 
Yard shall be 1.5m from the Side Lot Line to the foundation wall of 
the 1 Storey portion and 2.4m from the Side Lot Line to the wall of 
the 1.5 to 2 Storey portion. 

 
5.1.2.11  Where Lots have less than 12 metres of Frontage, the Garage is 

limited to a maximum of 55% of the Lot width (as measured at the 
Front Yard Setback).   
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Table 5.1.2 
 

Regulation Required in the Standard R.1B Zone 

Minimum Lot Area  460 m2 

Minimum Lot Frontage 15 m 

Maximum Building Height 3 storeys 

Minimum Front Yard 6 m 

Minimum Exterior Side Yard 4.5 m 

Minimum Side Yard 
1 to 2 storeys 
Over 2 storeys 

 
1.5 m 
2.4 m 

Minimum Rear Yard 7.5 m or 20% of the lot depth 

Accessory Buildings or Structures Section 4.5 

Fences Section 4.20 

Off-Street Parking Section 4.13 

Minimum Landscaped Open Space 

The front yard of any lot, excepting the 
driveway shall be landscaped and no 
parking shall be permitted within this 

landscaped open space.  The driveway shall 
not constitute more than 40% of the front 
yard.  A minimum area of 0.5 m between 
the driveway and the nearest lot line must 
be maintained as a landscaped space in the 
form of grass, flowers, trees, shrubbery, 
natural vegetation and indigenous species  

Garbage, Refuse Storage & 
Composters 

See Section 4.9 
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ATTACHMENT 4 (continued) 

Proposed Zoning 
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ATTACHMENT 4 (continued) 

Proposed Zoning 

 

Specialized R.1B-? (H) Residential Single Detached ‘B’, Holding Zone 
 
Permitted Uses 

In addition to the permitted uses in Section 5.1.1 of Zoning By-law (1995)-14864, 
the following additional use shall also be permitted: 
 

• Coach House 
 
For the purposes of this Zone, the following definition will apply: 
 
Coach House shall mean a one unit detached residence containing bathroom and 
kitchen facilities that is located on the same lot, but is subordinate to an existing 
residential dwelling, and is designed to be a permanent unit.  
 
Regulations 
In accordance with Section 4 (General Provisions) and Section 5.1.1 and Table 
5.1.2 (Residential Single Detached) Zone regulations of Zoning By-law (1995)-
14864, as amended, with the following exceptions and additions: 
 

• Coach House  
o Gross Floor Area:  

� The maximum Gross Floor Area of the Coach House shall not 
exceed 96 square metres. 

o Minimum Side Yard 
� 1.1 metres 

o Maximum Number of Bedrooms 
� 2 bedrooms 

o Maximum Building Height:  
� The maximum building height shall be 1 storey. 

o Off-street Parking: 
� In addition to the requirements of Section 4.13 where a Coach 

House has been provided in addition to the main Dwelling unit, 
a total of 3 parking spaces shall be required on the property. 

� 1 parking space shall be provided for the coach house. 
  

• Number of Buildings per Lot 
o Despite Section 4.4, a Coach House is permitted on the same Lot as 

the main Dwelling Unit in the R.1B-? Zone. 
   

• Notwithstanding the Uses permitted in 5.1.1, a Coach House located in the 
R.1B-? Zone shall not be occupied by a home occupation or an accessory 
apartment. 
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Holding Provision 
Prior to the removal of the holding symbol “H”, the owner shall complete 
the following conditions to the satisfaction of the City: 

1. The City shall receive a Record of Site Condition from the Ministry of 
Environment showing the site has been properly rehabilitated. 

2. The owner enters into an agreement, registered on title, containing the 
conditions of approval endorsed by Council. 
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ATTACHMENT 5 

Conceptual Site Plan 
 

 
 
 
 
 

NOTE: Green space in this 
location is on City’s road 
right-of-way and not on 
subject property. 

NOTE: Request #1 now 
refers to secondary dwelling 
as a “Coach House”. 
 
Site plan shown on 
Schedule 5 of Report 12-51 
refers to building as “Second 
Residence”. 
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ATTACHMENT 6 

Letter sent to Residents of 281 Bristol Street 

 
 
 
May 18, 2012 
 
Mr./Ms. Resident 
1 Madeup Road 
Guelph, ON  
 
Mr./Ms. Resident, 
 
RE:  Petition Against the Proposed Zoning By-law Amendment at 316 Waterloo Ave – ZC1116 

   Municipal Address: 316 Waterloo Avenue   
 
The City has recently received a petition in opposition to the proposed Zoning By-law Amendment at 
316 Waterloo Avenue.  The petition contained 17 signatures including yours.  Although the petition 
included a statement expressing opposition to the proposed Zoning By-law Amendment, it did not 
outline any specific concerns about the proposed development at 316 Waterloo Avenue. 
 
In order to better understand your concerns with the proposed Zoning By-law Amendment and to be 
able to address them properly please submit your concerns in written form to City Hall by no later 
than 4:00 p.m. on June 19, 2012.  If you wish to email your concerns please send them to 
rita.kostyan@guelph.ca.  If you wish to submit your concerns by mail please send them to:  
 
Rita Kostyan 
Development Planner 
Planning, Building, Engineering and Environment 
1 Carden Street 
Guelph, ON  N1H 3A1 
 
Should you have any questions or concerns please do not hesitate to contact me. 
 
Thank you, 

 

 
 
Rita Kostyan 
Development Planner 
Planning, Building, Engineering and Environment 
 
 
T 519-822-1260 x 2751 
F 519-822-4632 
E rita.kostyan@guelph.ca 
 
 

City Hall 
1 Carden St 
Guelph, ON 

Canada 
N1H 3A1 

 
T 519-822-1260 

TTY 519-826-9771 

 
guelph.ca 
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ATTACHMENT 7 

Planning Staff Analysis 
 
Provincial Policy Statement (PPS) 
The Provincial Policy Statement (PPS) provides broad Provincial direction regarding 
land use planning and development. Key policies that are most relevant to this 
application are found in Section 1.0 of the PPS “Building Strong Communities”. In 
Section 1.1.1, the PPS promotes creating and sustaining healthy, liveable and safe 
communities. Specific policies in this section that speak to this effect and are 
supported by this development proposal include PPS Sections 1.1.1a, 1.1.1b, 1.1.1e 
and 1.1.1f.  
 
The addition of a Coach House to the subject property achieves the intent of 
Section 1.1.1 and these subsections above in particular by promoting efficient land 
use patterns through infill development, providing for an appropriate range and mix 
of residential uses to meet long term housing needs, promoting cost-effective 
development standards to minimize land consumption and servicing costs through 
modest intensification, and improving accessibility for persons with disabilities and 
the elderly by preventing land use barriers restricting their full participation in 
society. The addition of a Coach House adds to the City’s varying housing stock, 
and can be put forward as an affordable and accessible housing option. 
Furthermore, the Coach House provides an opportunity for affordable, assisted 
and/or semi-independent living for persons with disabilities and the elderly. The 
Coach House is intended as an accessory residential dwelling to the main single 
detached dwelling where caregivers or family members can reside close by. 
 
The PPS refers to focusing growth within settlement areas and promoting their 
vitality and regeneration in Section 1.1.3. It further indicates that land use patterns 
within settlement areas shall be appropriate for and efficiently use the 
infrastructure and public service facilities which are planned or available, and avoid 
the need for their unjustified and/or uneconomical expansion [PPS 1.1.3.2 a 1. and 
1.1.3.2 a 2.]. The proposed addition of a Coach House is consistent with these 
sections, as it is a modest infill development close to the downtown core of Guelph 
and has many existing public service facilities nearby. No new services will be 
required to support the proposed development. 
 
In addition, the PPS indicates that Planning authorities shall identify and promote 
opportunities for intensification and redevelopment where this can be 
accommodated, taking into account existing building stock or areas and the 
availability of suitable existing or planned infrastructure and public service facilities 
required to accommodate projected needs [PPS 1.1.3.3.]. The proposed Zoning By-
law Amendment will contribute towards increasing the permitted density of this 
area and will allow efficient use of existing infrastructure. There is an adequate 
amount of infrastructure and public service facilities nearby to accommodate the 
proposed intensification of the subject property. 
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The PPS also indicates that appropriate development standards should be promoted 
which facilitate intensification, redevelopment and compact form, while maintaining 
appropriate levels of public health and safety [PPS 1.1.3.4]. This will be achieved 
and applied to the proposed development of the site, specifically as it is subject to 
the City’s site plan review and approval process. It will be ensured through site plan 
review that all necessary development standards to support the intensification are 
applied, notably providing required emergency access and ensuring the 
development is consistent with the surrounding neighbourhood fabric. Further, an 
appropriate range of housing types and densities should be provided [PPS 1.4.3], 
and it is staff’s opinion that the addition of a Coach House to this neighbourhood’s 
housing stock will help achieve this policy. 
 
Section 1.6.4 of the PPS outlines policies for planning for sewage and water 
services. Engineering staff have confirmed that existing sewage and water services 
are available to the subject site, which ensures that efficient use is made of this 
infrastructure and thus consistent with this policy of the PPS. Overall, the proposed 
Zoning By-law Amendment is consistent with the Provincial Policy Statement. 
 
Places to Grow 

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) under Places to 
Grow includes policies that direct a significant portion of growth to the built-up area 
of the City through intensification where the capacity exists to best accommodate 
the expected population and employment growth. More specifically, by the year 
2015, a minimum of 40% of all residential development will be within the built-up 
area.  Further, the development of compact, vibrant and complete communities 
with a diverse mix of land uses, and a range and mix of employment and housing 
types is encouraged. The promotion of transit-supportive densities and the optimal 
use of existing and new infrastructure to support growth in a compact, efficient 
form are also encouraged by the Growth Plan. 
 
The proposed Zoning By-law Amendment will allow for new and additional 
residential development within the City’s built-up area and promotes intensification 
through ensuring efficient and effective use of land. Due to the property’s location 
within the City’s built-up area, close proximity to the downtown core, the 
availability of full municipal services and location along an existing transit route all 
make the property an ideal candidate for intensification. The introduction of 
additional residential density on this site by adding a Coach House dwelling makes 
efficient use of existing infrastructure and works to make the overall neighbourhood 
more transit supportive. 
 
The Zoning By-law Amendment conforms to the Growth Plan. 

 
Official Plan 

The subject lands are designated “General Residential” in the City’s Official Plan. 
The General Residential designation permits all forms of residential development, 
with the general character of development being low-rise housing forms. Coach 
Houses are considered to be a form of low-rise housing. Section 7.2.22 of the 
Official Plan provides specific information on Coach Houses, and states that Coach 
Houses as well as garden suites may be permitted as alternate forms of housing in 
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all land use designations of the Official Plan that allow lower density forms of 
housing, such as the “General Residential” designation. Therefore, the proposed 
Zoning By-law Amendment to add a Coach House as a second dwelling on the 
subject property conforms to the “General Residential” designation (see Attachment 
3). 
 
Section 7.2.22.2 of the Official Plan provides a list of criteria to be used as a basis 
for permitting Coach Houses and garden suites by an amendment to the Zoning By-
law. This criteria includes: 

• The use is subordinate in scale and function to the main dwelling on the lot; 
• The use can be integrated into its surroundings with negligible visual impact 

to the streetscape; 
• The use is situated on an appropriately-sized housing lot; 
• The use is compatible in design and scale with the built form of the main 

dwelling unit; 
• The orientation of the use will allow for optimum privacy for both the 

occupants of the new coach house or garden suite and the main dwelling on 
the lot; and 

• Any other siting requirements related to matters such as servicing, parking 
and access requirements, storm water management and tree preservation 
can be satisfied. 

 
Staff are of the opinion that the request meets all of the above criteria. In terms of 
design, integration and specific siting requirements, this criteria can be adequately 
addressed when the applicant files a site plan for the Coach House. Any issues that 
may arise at the site plan review stage are anticipated to be minimal, as the 
location of the structure itself will not change. The process will mainly ensure the 
site is appropriately upgraded to accommodate the residential use on the property. 
Issues that will be addressed through site plan approval include parking, 
emergency access requirements, landscaping, servicing, storm water management, 
and urban design. 
 
Adding a Coach House as a permitted use to the subject property provides an 
opportunity to add affordable housing stock to this neighbourhood of the City. Staff 
feel that the Zoning By-law Amendment satisfies Section 7.2.2 of the Official Plan. 
This section states that the City must encourage and assist in the production of an 
adequate supply and mix of affordable housing. Staff are of the opinion that this 
development request squarely addresses Section 7.2.2d) of the Official Plan, 
wherein the use of alternative development techniques that can assist in lowering 
development costs and potentially lower housing costs shall be encouraged. Not 
only does the addition of a Coach House provide an alternative form of affordable 
housing, it also has the potential to lower housing costs for the existing single 
detached dwelling on the property by providing a potential source of rental income 
to assist in lowering the cost of home ownership. Further, development and 
construction costs are significantly lowered with this proposal as a building 
structure with all necessary servicing connections already exists. 
 
The Zoning By-law Amendment is also supportive of Section 7.2.4 of the Official 
Plan. This Section states that the City shall provide for the creation of alternative, 
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low impact housing forms for the lower density residential areas of the City, and 
that applicable regulations will be outlined in the Zoning By-law. By amending the 
Zoning By-law to permit a Coach House on the subject property, staff are of the 
opinion that the amendment will encourage an alternative and a low impact form of 
lower density housing in the neighbourhood. 
 
The City also has a policy in Section 7.2.5 of the Official Plan to encourage the 
conversion of suitable non-residential structures to residential accommodation, 
provided there will be no adverse effects from other non-residential structures in 
the vicinity. Following the completion of a Record of Site Condition (RSC) and 
upgrading of the concrete block structure to residential standard and code, staff 
feel that the conversion of the structure is appropriate and should be encouraged. 
There are no other non-residential structures in the area that may have an adverse 
effect on the introduction of additional residential uses on the property. 
 
As per Section 7.2.32 of the Official Plan, the net density of development within the 
“General Residential” designation is not to exceed 100 units per hectare (40 
units/acre). The subject property is a total of 0.0811 hectares in size, with an 
additional one dwelling unit proposed in addition to the existing single detached 
dwelling on the property. This equates to an average site density of 24.7 units per 
hectare (2/0.0811 = 24.7), which is considerably less than the maximum permitted 
density in the “General Residential” designation. 
 
The Official Plan states in Section 7.2.33 that the existing physical character of 
established low density residential neighbourhoods will be respected wherever 
possible. The structure proposed to be converted to a Coach House currently exists, 
and is a basic concrete block building that is used as an office space for a roofing 
business. The roofing business as a use is not permitted under the current zoning. 
In the applicant’s proposal, they intend to upgrade the concrete block structure to 
residential standards. Aesthetic improvements are also proposed, namely the 
conversion of the existing flat roof to a pitched, trussed roof. Visibly, the impact to 
the existing built form and physical character of the residential neighbourhood from 
what currently exists on the property will be negligible. Planning staff is of the 
opinion that a visual improvement may result once the owner receives building 
permits to upgrade the concrete block structure. Physical changes to the structure 
on the property will be further controlled through the site plan review process, prior 
to any building permit(s) being issued. Staff will ensure at this time that the 
proposed changes respect the existing physical character of the neighbourhood. 
 
The southern one third of the subject property is located within the Special Policy 
Area (SPA) of the Official Plan, which comprises of the built-up area of Guelph that 
is located within the regulatory flood plain of the Speed and Eramosa Rivers.  
Residential development, intensification, and the conversion of non-residential 
buildings to residential are permitted within the Special Policy Area provided that 
new or existing buildings meet certain design and floodproofing requirements. New 
residential development is permitted in the SPA, subject to meeting specific 
requirements – namely Sections 7.14.5 and 7.14.6. Also, the structure at the rear 
of the property proposed to be used as parking space is within the SPA, and 
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therefore, consideration must be given to the policies set out in Section 7.14 of the 
Official Plan. 
 
Section 7.14.4.5 states that parking facilities shall be designed to the satisfaction of 
the City and the Grand River Conservation Authority (GRCA) so as to minimize flood 
damage and interference. As per Section 7.14.5, floodproofing measures will be 
required for all forms of building activity within the SPA to the satisfaction of the 
City and GRCA. The GRCA has indicated in correspondence to staff (Attachment 7) 
that they do not object to the proposed Zoning By-law Amendment, and that due to 
a portion of the property being within the GRCA’s regulated area, it may require a 
permit. The portion of the property containing the Coach House is not within the 
SPA, however the rear portion with the detached garage is. The applicant is 
encouraged to consult with GRCA once plans are finalized to determine if a permit is 
required. 
 
Subject to Sections 7.2.22.1 and 9.10.2 a) of the Official Plan, the property owner 
will be subject to site plan control, and be required to receive site plan approval 
prior to the issuance of any building permits to convert the concrete block building 
into a coach house. 
 
The Official Plan identifies the site within the “Built-Up Area” of the City, which is 
intended to accommodate a significant portion of the new residential and 
employment growth through intensification. Overall, staff are of the opinion that 
this modest intensification proposal is appropriate for the surrounding 
neighbourhood, and will assist with the City meeting the requirements of the 
Growth Plan and the Official Plan. 
 
Official Plan Amendment 48 (2012) 
On June 5, 2012, the City adopted Official Plan Amendment 48 (OPA 48), a 
comprehensive update to its Official Plan. OPA 48 is subject to Ministerial approval 
and is not yet in effect. Further, since the applications for the subject property were 
submitted prior to adoption of OPA 48, they are not required to conform to the 
plan. However, consideration is given to the policies of OPA 48 since these policies 
provide current guidance for development within the City and within the context of 
the Growth Plan. OPA 48 designates the subject property as “Low Density 
Greenfield Residential”. 
 
Section 3.13 of OPA 48 contains policies regarding affordable housing. It is the 
City’s aim to maintain and enhance a healthy and complete community by 
permitting and facilitating all forms of housing that are required to meet social, 
health, and well-being requirements, including special needs requirements of 
current and future residents. This Zoning By-law Amendment will help to achieve 
this upcoming policy through permitting a form of housing that is unique and has 
the ability to fulfill the need for affordable and accessible housing emphasized in 
this section. 
 
A specific section of OPA 48 that speaks to Coach Houses is 9.2.5. This section adds 
the policy that Coach Houses and garden suites may be permitted within land use 
designations that permit residential uses as a form of alternate housing in 
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conjunction with detached and other forms of low-rise, ground oriented housing. It 
can therefore be concluded that a Coach House is considered as a form of alternate 
housing to other principal forms such as single detached. 
 
Overall, staff are of the opinion that the Zoning By-law Amendment is generally 
consistent with the direction proposed by OPA 48.  
 
Current Zoning: Residential Single Detached ‘B’ (R.1B) 
The subject property is zoned R.1B (Single Detached Residential) Zone (see 
Schedule 3). The Zoning By-law Amendment proposes to change the zoning from 
R.1B to a Specialized R.1B-? Zone. Therefore, the requested amendment will not be 
a significant change from the uses and regulations currently applied to the 
property. A Coach House will be added as a use, along with necessary requirements 
and provisions that regulate setback and the Coach House’s size and scale. Staff 
feel that by rezoning the subject lands to a Specialized R.1B-? Zone that it will 
further the policies of the Official Plan, and is appropriate. 
 
Under the authority of Section 36 of the Planning Act and Section 9.10.7.1 d) of the 
Official Plan, Staff are recommending that a Holding Provision (“H”) be placed on 
the amended zoning category due to the requirement to complete a Record of Site  
Condition (RSC). Staff have determined that due to the current commercial use of a 
roofing business on a portion of the subject property and request made by the 
applicant to utilize this portion of the property for residential purposes, an RSC is 
required to be filed on the Environmental Site Registry under Ontario Regulation 
153/04, as amended. A Qualified Person as defined by the regulation will need to 
be obtained to complete a Phase 1 and 2 Environmental Site Assessment as well as 
any required remediation to demonstrate that the condition of the property is 
suitable for residential uses. Once the Ministry of Environment issues a clearance 
statement and indicates the RSC has been filed on the Environmental Site Registry, 
the property owner can apply to have the Holding Provision lifted. The Holding 
provision will also ensure that conditions as outlined in Attachment 2 are complied 
with by having the owner enter into an agreement with the City. 
 
Green Space 
Staff have concerns with the amount of green amenity space currently available on 
the subject property. Due to the request to add additional density to the property, 
having adequate green space available on the property for the residents will 
become increasingly important and necessary. Staff are recommending that the 
existing landscaping on the property be upgraded, especially in the rear yard so as 
to provide additional green amenity space for residents. Currently, a large portion 
of the yard is covered in gravel. Specific landscaping details to support the 
development will be discussed and finalized at the time the applicant submits a site 
plan for approval. 
 
Emergency Access 
EMS staff have indicated in their circulation comments that emergency access is 
required for the rear yard and shop. Furthermore, Council directed staff at the 
Public Meeting on May 7, 2012 to ensure that there is emergency vehicle access 
provided. As such, Staff will be requiring the applicant to demonstrate that 
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adequate emergency access is provided to the Coach House and garage in the rear 
yard on their site plan submission, to the satisfaction of the City’s Chief Fire 
Prevention Officer. 
 

Environmental Remediation 
Given the historic commercial uses and the proposed change to a residential use, 
the applicant will be required to file a Record of Site Condition (RSC) on the 
Environmental Site Registry, pursuant to Ontario Regulation 153/04, as amended. A 
Qualified Person, as defined by Ontario Regulation 153/04 will also be required to 
complete a Phase 1 and 2 Environmental Site Assessment and complete any 
remediation as necessary. This will ensure that the environmental condition of the 
property is suitable for residential uses. All costs of the RSC, Environmental Site 
Assessment, and required mediation will be that of the property owner. To ensure 
no residential development proceeds without the necessary environmental 
remediation as discussed above, staff are recommending that a Holding Provision 
(“H”) be added to the requested zoning until the Ministry of Environment provides a 
clearance letter indicating that an RSC has been filed and complied with.  
 
Staff have been in discussions with the applicant’s agent, and they acknowledge 
this requirement. 
 
281 Bristol Street 
The residents of the residential condominium located at 281 Bristol Street 
submitted a petition to staff against the proposed Zoning By-law Amendment. At 
the Public Meeting on May 7, 2012, staff were directed to follow up with the 
residents of 281 Bristol Street so that their concerns could be addressed and 
mitigated in the final recommendation to Council. An example of the letter sent 
from staff to the residents of 281 Bristol Street following the Public Meeting is 
included in Attachment 6. Staff invited the residents who signed the petition to 
submit their concerns in writing so that they could be better understood. Staff 
received five (5) replies to this letter, including one sent in on behalf of all residents 
of Wellington Condominium Corporation No. 72. 
 
The concerns expressed in the response letters relate mainly to decreased property 
values and the design and appearance of the property. Other concerns expressed 
include increased noise, decreased green space, rental tenancy, and the 
continuation of the roofing business on the property. 
 
Residents also raised concerns with the design and appearance of the property, and 
having to look directly out upon unsightly commercial-grade structures on the 
property. As noted above, the owner has committed to improving the structures on 
the property to make them habitable and convert the concrete block building into a 
Coach House residence. Further, staff feel that the final design of the structures can 
be addressed when the applicant comes before the City’s Site Plan Review 
Committee to ensure that the proposal fits with the existing character of the 
neighbourhood. 
 
Various residents of 281 Bristol Street expressed concerns over increased noise 
from the property. Staff note that issues such as this cannot be regulated through 
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the Zoning By-law Amendment, and encourage the residents to contact By-law 
Enforcement staff if and when they experience concerns over elevated noise 
resulting from the property. These concerns can be addressed through the City’s 
Noise Control By-law (2000)-16366. 
Staff appreciate and share the concerns the residents have raised related to green 
space. Staff believe green space is an important element of the property to 
maintain and improve along with the addition of a secondary residential dwelling. 
As mentioned previously, staff will be requesting that the owner improve 
landscaped amenity area as part of the site plan approval process. 
 
Residents expressed concerns over the potential rental tenancy of the property. The 
City cannot regulate the specific users of property through zoning. As mentioned 
previously, staff feel that the addition of a Coach House is beneficial and provides 
an opportunity for affordable and accessible housing. 
 
Finally, many of the residents of 281 Bristol Street were concerned with the 
continuation of the roofing business on the property. Currently, the roofing business 
is not permitted under the current zoning on the property. As part of the rezoning, 
the owner has committed to relocating the roofing business elsewhere. The roofing 
business as a use on the property will therefore cease. Further, restrictions will be 
put on the Specialized R.1B-? Zoning to ensure no home occupation can operate 
out of the Coach House. 
 
In conclusion, staff are of the opinion that the planning related concerns raised by 
residents of 281 Bristol Street can be addressed and mitigated through the various 
controls and measures mentioned above. 
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ATTACHMENT 8 

Circulation Comments Summary 
 

 

* Comments included on following pages. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

RESPONDENT 

NO 

OBJECTION 
OR COMMENT 

CONDITIONAL 
SUPPORT 

ISSUES/CONCERNS 

Engineering*  √ Subject to Attachment 2 

Park Planning & 
Development* 

 √ Subject to Attachment 2 

Guelph Police √   

Grand River 
Conservation 

Authority* 

 √ Subject to Attachment 2 

Union Gas*  √ Subject to Attachment 2 

Emergency 
Services/Guelph 
Fire* 

 √ Subject to Attachment 2 
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ATTACHMENT 9 

Public Notification Summary 
 
 

November 10, 2011 Application received by the City of Guelph 
 
December 8, 2011 Application deemed complete 
 
December 19, 2011 Notice of Complete Application mailed to prescribed 

agencies and surrounding property owners within 120 
metres 

 
April 12, 2012 Notice of Public Meeting advertised in the Guelph  
 Tribune 
 
April 13, 2012 Notice of Public Meeting mailed to prescribed agencies and 

surrounding property owners within 120 metres 
 
May 7, 2012 Statutory Public Meeting of City Council 
 
December 3, 2012 City Council Meeting to consider staff recommendation  
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COUNCIL

REPORT

TO Guelph City Council 

  

SERVICE AREA Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT 195 College Avenue West: Proposed Zoning By-law 
Amendment (File: ZC1207)  

Ward 5 
 

REPORT NUMBER 12-107 

 __________________________________________________________________  
 

SUMMARY 
 
Purpose of Report: This report provides a staff recommendation to approve a 
Zoning By-law Amendment to rezone the subject site to the R.1B Zone to permit a 

single detached dwelling to be built on a lot fronting onto Lynwood Avenue.   
 
Council Action: Council is being asked to approve the Zoning By-law Amendment 
for the subject property.   

 

RECOMMENDATION 
“THAT Report 12-107 regarding an application for a Zoning By-law Amendment to 
permit a single-detached dwelling on lands municipally known as 195 College 
Avenue West from Planning, Building, Engineering and Environment, dated 
December 3, 2012, be received; 
 
AND THAT the application by Van Harten Surveying Inc. on behalf of the Guelph 
Community Christian School, for a Zoning By-law Amendment from the I.1 
(Institutional) Zone to the R.1B (Single Detached Residential) Zone affecting the 
property municipally known as 195 College Avenue West, and legally described as 
Lot 16, Registered Plan 432, City of Guelph, be approved in accordance with the 
zoning regulations and conditions outlined in Attachment 2 of Planning, Building, 
Engineering and Environment Report 12-107, dated December 3, 2012.” 
 

BACKGROUND 
An application for a Zoning By-law Amendment was received on March 20, 2012 for 
the property municipally known as 195 College Avenue West. The proposal would 
rezone the subject property to permit a single detached residential dwelling. The 
application was deemed to be complete on April 19, 2012. The statutory Public 
Meeting was held on September 4, 2012. At this meeting, Council received staff 
Report 12-80 that provided a factual background of the property and information 
related to the proposed Zoning By-law Amendment application. 
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Location  
The subject site is approximately 0.184 hectares in size and is located west of 
Lynwood Avenue and north of College Avenue West (see Location Map in Attachment 
1). The subject property has 23.8 metres of frontage on Lynwood Avenue and a lot 
depth of 57.64 metres. It is bounded by single detached residential dwellings to the 
south, east and north and the new Guelph Community Christian School to the west. 
The subject site was used by the former public school for portable buildings, site 
servicing, and for pedestrian access to the remainder of the school site. 
 
Existing Official Plan Land Use Designation and Policies  
The Official Plan land use designation that applies to the subject property is “General 
Residential”, which permits a range of housing types including single detached 
residential dwellings. See Attachment 3 for the Official Plan designation and relevant 
policies. 
 
Existing Zoning 

The subject property is zoned I.1 (Educational, Spiritual, and Other Services) 
Institutional Zone. The I.1 zone permits a range of institutional uses including schools, 
religious establishments, museums, libraries and art galleries. See Attachment 4 for 
existing zoning details. 
 

REPORT 
Description of Proposed Zoning Bylaw Amendment 

The applicant is requesting to rezone the lands from the I.1 (Educational, Spiritual, 
and Other Services) Institutional Zone to the R.1B (Single Detached Residential) 
Zone to permit the development of a single detached residential dwelling on the 
subject property (See Attachment 4 for proposed zoning details). No specialized 
regulations have been requested or are needed for the proposed use. 
 
Proposed Development Concept  
The applicant’s proposed development concept is shown on Attachment 5. The 
applicant proposes to build one single detached dwelling on the site. An easement 
is required along the southerly side of the site to maintain access to the water 
service that runs from Lynwood Ave to the school site.  
 
Supporting Documents 

The application is supported by the following:    
• Site Plan Sketch prepared by Van Harten Surveying Inc., dated March 8, 

2012 and revised September 25, 2012. 
• Planning Justification Report prepared by Van Harten Surveying Inc. March 

12, 2012.  
 
Staff Review/Planning Analysis 

Planning staff have reviewed the proposed application and have no objection to the 
rezoning to permit a single-detached dwelling to be built on this lot. It is a logical 
infill, in keeping with the lot pattern in the surrounding neighbourhood. This lot was 
created when the surrounding subdivision was developed and was intended to be 
used for a single-detached dwelling. The lot was purchased by the school board at 
the time to be used for site servicing and later for portables. Now that the lot is not 
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needed for the school, apart from an easement required along the southerly side of 
the lot for the existing services, it can be returned to its intended use for a single 
detached dwelling. The lot meets the regulations of the proposed R.1B zone and the 
“General Residential” policies of the Official Plan.  
 
Comments from Engineering Services reflect standard conditions for changing the 
use of the site to residential and to permit the development of the proposed single-
detached dwelling. All agency comments are included in Attachment 6.  
 

CORPORATE STRATEGIC PLAN 
City Building - Strategic Direction 3.1: Ensure a well designed, safe, inclusive, 
appealing and sustainable City.  

 
FINANCIAL IMPLICATIONS 

Projected Taxation 

• $5,000 (Estimated 2012 rate for a single detached dwelling)  
 

Development Charges 

• $24,004 (2012 rate) 
  

DEPARTMENTAL CONSULTATION 
A summary of the agency comments received during the review of this application 
are provided in Attachment 6. 
 

COMMUNICATIONS 
Key dates for the public process regarding this planning application are included in 
Attachment 7. No comments from the public have been received on this application 
and no member of the public spoke at the Public Meeting on September 4, 2012. 
 

ATTACHMENTS 
Attachment 1: Location Map 
Attachment 2: Recommended Zoning Regulations and Conditions 
Attachment 3: Existing Official Plan Land Use Designations and Policies 
Attachment 4: Existing and Proposed Zoning and Details  
Attachment 5: Development Concept Plan 
Attachment 6: Circulation Comments Summary 
Attachment 7: Public Notification Summary 
 
 
Prepared By: Recommended By: 
Katie Nasswetter Sylvia Kirkwood 
Senior Development Planner Manager of Development Planning 
519.822.1260, ext. 2356 519.822.1260, ext. 2359 
katie.nasswetter@guelph.ca sylvia.kirkwood@guelph.ca 
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Original Signed by: Original Signed by: 
__________________________ __________________________ 
Recommended By: Recommended By: 
Todd Salter Janet Laird, Ph.D. 
General Manager, Planning Services Executive Director  
519.822.1260, ext. 2395 Planning, Building, Engineering  
todd.salter@guelph.ca and Environment 
 519.822.1260, ext. 2237 
 janet.laird@guelph.ca 
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ATTACHMENT 1 

Location Map 
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ATTACHMENT 2 
Recommended Zoning Regulations and Conditions 

 
The property affected by the Zoning By-law Amendment application is municipally 
known as 195 College Avenue West and legally described as Lot 16, Registered Plan 
432, City of Guelph. 
 
PROPOSED ZONING 
The following zoning is proposed for the subject site: 
 
R.1B (Single Detached Residential) Zone 

In accordance with Section 4.1 of Zoning By-law (1995)-14864, as amended. 
 
PROPOSED CONDITIONS 

The following conditions are provided as information to Council and will be imposed 
through an agreement with the City registered on title for the subject site: 

 
1. The Developer acknowledges and agrees that the suitability of the land for 

the proposed uses is the responsibility of the landowner. The Developer shall 
retain a Qualified Person (QP) as defined in Ontario Regulation 153/04 to 
prepare and submit a Phase 1 Environmental Site Assessment and any 
other subsequent phases required, to assess any real property to ensure that 
such property is free of contamination. If contamination is found, the 
consultant will determine its nature and the requirements for its removal and 
disposal at the Developer’s expense. Prior to any grading or construction, a 
Qualified Person shall certify that all properties to be developed are free of 
contamination. 
 

2. If contamination is found, the Developer shall: 
a. submit all environmental assessment reports prepared in accordance 

with the Record of Site Condition (O. Reg. 153/04) describing the 
current conditions of the land to be developed and the proposed 
remedial action plan to the satisfaction of the City; 

b. complete any necessary remediation work in accordance with the 
accepted remedial action plan and submit certification from a Qualified 
Person that the lands to be developed meet the Site Condition 
Standards of the intended land use; and 

c. file a Record of Site Condition (RSC) on the Provincial Environmental 
Registry for lands to be developed. 

 
3. That the developer/owner shall pay development charges to the City in 

accordance with By-law Number (2009)-18729, as amended from time to 
time, or any successor thereof, and in accordance with the Education 
Development Charges By-laws of the Upper Grand District School Board 
(Wellington County) and the Wellington Catholic District School Board, as 
amended from time to time, or any successor by-laws thereto. 

 
4. Prior to building permit, the owner shall pay to the City cash-in-lieu of park 

land dedication in accordance with By-law (1989)-13410, By-law (1990)-
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13545 and By-law (2007)-18225, as amended from time to time, or any 
successor thereof.  
 

5. Prior to any construction or grading on the lands, the owner shall have a 
Professional Engineer design a grading and drainage plan for the site, 
satisfactory to the General Manager/City Engineer. 
 

6. Prior to any construction or grading on the lands, the owner shall pay the flat 
rate charge established by the City per metre of road frontage to be applied 
to tree planting for the said lands. 
 

7. Prior to any construction or grading on the lands, the owner enters into a 
Storm Sewer Agreement, as established by the City, providing a grading 
and drainage plan, registered on title. 

 
8. The owner shall pay to the City the actual cost of the construction of the 

new driveway entrance and the required curb cut and/or curb fill and 
furthermore, prior to any construction or grading on the lands, the owner 
shall pay to the City the estimated cost of the new driveway entrance and 
the required curb cut and/or curb fill, as determined by the General 
Manager/City Engineer. 

 
9. That the owner constructs the new building at such an elevation that the 

lowest level of the new dwelling can be serviced with a gravity connection 
to the sanitary sewer. 

 
10.The owner shall be responsible for the entire cost of the removal of the 

existing asphalt pavement, hydro poles and guy wires from the subject 
property, prior to any construction and grading on the lands. 
 

11. The owner shall be responsible for the entire cost of the removal of the 

existing chainlink fence within the road allowance, prior to any 
construction and grading on the lands. 

 
12.The owner shall pay the actual cost of the removal of the existing gravel 

within the road allowance, the restoration of the boulevard with 

topsoil and sod including the required curb fill, with the estimated cost of 
the works as determined by the General Manager/City Engineer being paid, 
prior to any construction or grading on the lands.  

 
13.The owner pays the actual cost of constructing and installing sanitary 

and water service laterals required including any curb cuts and/or curb 
fills and furthermore, prior to any construction or grading on the lands, the 
owner shall pay to the City the estimate cost of the service laterals, as 
determined by the General Manager/City Engineer.  
 

14.That the owner shall submit a consent application to the Committee of 
Adjustment for access and water service easement, registered on title, 
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in favour of the Guelph Community Christian School (195 College Avenue 
West), prior to any construction or grading on the lands. 
 

15.That prior to any construction or grading on the lands, the servient tenement 
(59 Lynwood Avenue, Lot 16, Registered Plan 432), grants an easement 
approximately  4.0-metres (13.12 feet) wide by approximately 57.51-metres 
(188.68 feet) long, registered on title, in favour of the dominant tenement 
(195 College Avenue West, Part of Lot 4, Concession 4, Division “G” and Part 
of Lot 5, Concession 4, Division “G”, Township of Guelph) for access and 
water service purposes. 
 

16.That prior to any construction or grading on the lands, the owner shall have 
an Ontario Land Surveyor prepare a reference plan identifying the 
easement. 
 

17.That prior to any construction or grading on the lands, the owner’s solicitor 
certifies that the easement, in favour of the Guelph Community Christian 
School (195 College Avenue West), has been granted and registered on title. 

 
18.The owner shall place the following notification in the offer of purchase 

and sale for the dwelling unit and to be registered on title: 
 

(i) that sump pumps will be required for the lot unless a gravity outlet for 
the foundation drain can be provided on the lot in accordance with a design 
by a Professional Engineer.  Furthermore, sumps pumps must be discharged 
to the rear yard. 

 
19.That the owner shall make arrangements satisfactory to the Engineering 

Department of Guelph Hydro Electric Systems Inc. for the servicing of 
the said lands, as well as provisions for any easements and/or rights-of-way 
for their plants, prior to any construction or grading on the lands. 
 

20.That prior to the passing of the zone change by-law, the owner shall enter 
into an agreement with the City, registered on title, satisfactory to the 
City Solicitor and the General Manager/City Engineer, covering the conditions 
noted above and to develop the site in accordance with the approved plans. 
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ATTACHMENT 3 
Existing Official Plan Land Use Designations and Policies  
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ATTACHMENT 3 (continued) 
Existing Official Plan Land Use Designations and Policies 

'General Residential' Land Use Designation 

7.2.31  The predominant use of land in areas designated, as 'General Residential' on Schedule 1 
shall be residential. All forms of residential development shall be permitted in conformity with 
the policies of this designation. The general character of development will be low-rise 
housing forms. Multiple unit residential buildings will be permitted without amendment to this 
Plan, subject to the satisfaction of specific development criteria as noted by the provisions of 
policy 7.2.7. Residential care facilities, lodging houses, coach houses and garden suites will 
be permitted, subject to the development criteria as outlined in the earlier text of this 
subsection.  

 
7.2.32  Within the 'General Residential' designation, the net density of development shall not exceed 

100 units per hectare (40 units/acre).  
 

1.  In spite of the density provisions of policy 7.2.32 the net density of development on 
lands known municipally as 40 Northumberland Street, shall not exceed 152.5 units 
per hectare (62 units per acre).  

 
7.2.33  The physical character of existing established low density residential neighbourhoods will be 

respected wherever possible.  
 
7.2.34  Residential lot infill, comprising the creation of new low density residential lots within the 

older established areas of the City will be encouraged, provided that the proposed 
development is compatible with the surrounding residential environment. To assess 
compatibility, the City will give consideration to the existing predominant zoning of the 
particular area as well as the general design parametres outlined in subsection 3.6 of this 
Plan. More specifically, residential lot infill shall be compatible with adjacent residential 
environments with respect to the following:  

 
a)  The form and scale of existing residential development;  
b)  Existing building design and height;  
c)  Setbacks;  
d)  Landscaping and amenity areas;  
e)  Vehicular access, circulation and parking; and  
f)  Heritage considerations.  

 
7.2.35  Apartment or townhouse infill proposals shall be subject to the development criteria 

contained in policy 7.2.7.  
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ATTACHMENT 4 
Existing and Proposed Zoning and Details 
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ATTACHMENT 4 (continued) 
Existing Zoning 

 
 
I.1 Institutional Zone - Educational, Spiritual, and Other Services   
 
Permitted Uses 

 
• Art Gallery 
• Day Care Centre 
• Group Home 
• Library 
• Museum 
• Outdoor Sportsfield Facilities 
• Religious Establishment 
• School 
• Occasional Uses 

 
• Administrative Office, Nursing Home, activity room, Recreation Centre, nursing station, Research 

Establishment, chapel, residence and other Accessory Uses are permitted provided that such 
Use is subordinate, incidental and exclusively devoted to a permitted use listed in Section 8.1.1 
and provided that such Use complies with Section 4.23. 
 

 
Regulation Required in the Standard Educational, Spiritual and Other 

Services  (I.1) Zone 
Minimum Lot Area  700 m² 
Minimum Front and Exterior Side Yard 6 metres 
Maximum Front and Exterior Side Yard 20 metres 
Minimum Side Yard 6 metres or one-half the Building Height, whichever is greater. 
Minimum Rear Yard 7.5 metres or one-half the Building Height, whichever is greater. 
Minimum Lot Frontage 30 metres 
Off-Street Parking Section 4.13 
Off-Street Loading Section 4.14 
Accessory Buildings and Structures Section 4.5 
Fences Section 4.20 
Maximum Building Height 4 Storeys 

Buffer Strips 
Where an Institutional Zone abuts any Residential, Park, Wetland 

or Urban Reserve Zone, a Buffer Strip shall be developed. 
Garbage, Refuse Storage & Composters Section 4.9 
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ATTACHMENT 4 (continued) 
Proposed Zoning  

 
 

R.1B Detached Residential Zone 
 
Permitted Uses 

• Single Detached Dwelling 
• Accessory Apartment 
• Bed and Breakfast Establishment 
• Day Care Centre 
• Group Home 
• Home Occupations 
• Lodging House Type 1 

 
Regulation Required in the Standard R.1B Zone 
Minimum Lot Area  460m2 
Minimum Lot Frontage 15m 
Maximum Building Height 3 storeys 
Minimum Front Yard 6m 
Minimum Exterior Side Yard 4.5m 
Minimum Side Yard 

1 to 2 storeys 
Over 2 storeys 

 
1.5m 
2.4m 

Minimum Rear Yard 7.5m or 20% of the lot depth 
Accessory Buildings or Structures Section 4.5 
Fences Section 4.20 
Off-Street Parking Section 4.13 

Minimum Landscaped Open Space 

The front yard of any lot, excepting the driveway shall be 
landscaped and no parking shall be permitted within this 

landscaped open space.  The driveway shall not constitute 
more than 40% of the front yard.  A minimum area of 0.5m 

between the driveway and the nearest lot line must be 
maintained as a landscaped space in the form of grass, 

flowers, trees, shrubbery, natural vegetation and indigenous 
species  

Garbage, Refuse Storage & Composters See Section 4.9 
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ATTACHMENT 5: Development Concept Plan 
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ATTACHMENT 6: Circulation Comments Summary 

 
 

RESPONDENT NO OBJECTION 
OR COMMENT 

CONDITIONAL 
SUPPORT ISSUES/CONCERNS 

Planning   � Subject to Attachment 2 

Engineering*  � Subject to Attachment 2 

Parks Planning*  � Subject to Attachment 2 

Guelph Hydro*  � Subject to Attachment 2 

Guelph Police Service �  
 

Guelph Emergency 
Services/Fire �  

 

GRCA �   

*comments included on following pages
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ATTACHMENT 7: Public Notification Summary 
 
April 19, 2012  Application considered complete by the City of Guelph 
 
April 25, 2012 Notice of Complete Application mailed to prescribed 

agencies and surrounding property owners within 120 
metres.  

 
August 3, 2012 Notice of Public Meeting mailed to prescribed agencies 

and surrounding property owners within 120 metres. 
 
September 4, 2012  Public Meeting of City Council 
 
November 12, 2012 Notification provided to person or agencies providing 

comments or signed attendees at the Public Meeting that 
the matter will be on the December 3, 2012 Council 
Meeting for a decision. 

 
December 3, 2012 City Council Meeting to consider staff recommendation on 

this application. 
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COUNCIL

REPORT

TO Guelph City Council 

  

SERVICE AREA Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT Proposed Demolition of 28 St. Andrew Street 
Ward 3 

 

REPORT NUMBER 

 

12-111 

 
 __________________________________________________________________  
 

SUMMARY 
 

Purpose of Report: To provide background and a staff recommendation related to 
a request for demolition approval of a detached dwelling. 
 

Council Action: Council to decide whether or not to approve the demolition 
request. 

 
 

RECOMMENDATION 
“THAT Report 12-111 regarding the proposed demolition of a detached dwelling at 

28 St. Andrew Street, legally described as Lot 15, Plan 264, City of Guelph, from 
Planning, Building, Engineering and Environment dated December 3, 2012, be 
received; 

 
AND THAT the proposed demolition of the detached dwelling at 28 St. Andrew 

Street be approved; 

AND THAT the applicant be requested to erect protective fencing at one (1) metre 

from the dripline of any existing trees on the property which can be preserved, and 
be required to erect protective fencing at one (1) metre from the dripline of any 

existing trees on adjacent City property prior to commencement of demolition and 
maintain fencing during demolition and construction of the new dwelling; 

AND THAT the applicant be requested to contact the General Manager of Solid 
Waste Resources, Planning, Building, Engineering and Environment regarding 

options for the salvage or recycling of all demolition materials.” 

 
BACKGROUND 
An application to demolish the detached dwelling at 28 St. Andrew Street was 
received on November 5, 2012 by Planning, Building, Engineering and Environment.  
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The subject property is located on the south side of St. Andrew Street, east of 
Kathleen Street, north of Division Street and west of Exhibition Street (see 

Attachment 1). The property is zoned R.1B (Residential Single-Detached ‘B’), which 
permits one detached dwelling per lot. The dwelling proposed to be demolished is a 

bungalow constructed in 1960 (see Attachment 2). 

Heritage Planning staff has no objections to the proposed demolition.  The subject 

property is not designated under the Ontario Heritage Act and is not listed in the 
City of Guelph’s Municipal Register of Cultural Heritage Properties under Section 27 

of the Ontario Heritage Act.  The subject property has not been identified as a built 
heritage resource in the City’s Couling Building Inventory. 
 

The applicant is requesting to demolish the existing dwelling on the subject 
property and subsequently construct a new two storey detached dwelling on the 

same foundation, with two separate brick expansions to the front and back (see 
Attachment 3). 
 

REPORT 
The City's Demolition Control By-law was passed under the authority of Section 33 

of the Planning Act.  The By-law is intended to help the City "...retain the existing 
stock of residential units and former residential buildings in the City of Guelph."  

Section 33 of the Planning Act allows that Council's decision may be appealed by 
the applicant to the Ontario Municipal Board.  In addition, an applicant may appeal 
if there is no decision within 30 days of filing the application. 

The proposed replacement dwelling is a two storey detached dwelling. The applicant 
is proposing to retain the foundation for the existing dwelling and incorporate it into 

the new dwelling, whereby an addition is proposed on the front as well as the rear. 
The existing detached garage will also remain. The applicant has not yet finalized 

the design for the proposed replacement dwelling but has provided a conceptual 
drawing of what the new dwelling may look like (see Attachment 4).   

Tree Protection 

There is a large mature coniferous tree in the front yard that may be impacted by 
construction activities (see Attachment 2 for picture). The property is too small 
(<0.2 ha) to be regulated under the City’s Tree By-law (By-law 2010-19058), so if 

the tree is located on the subject property itself, it cannot be mandated by the City 
to be protected. However, if the coniferous tree is on City property, it cannot be 

damaged, pruned or removed in any way, and must be protected by hoarding 
installed at the tree’s dripline. As such, staff are recommending that the owner 
erect protective hoarding around any trees on the property, and be required to 

erect protective hoarding around trees on adjacent City property prior to demolition 
activities and maintain the hoarding throughout the construction of the new 

dwelling.  

The approval of the demolition application is recommended as the existing dwelling 

will be replaced with a new dwelling unit. Therefore, there will be no overall loss of 
residential capacity proposed as a result of this application.  
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Finally, it is strongly recommended that the applicant contact the General Manager 
of Solid Waste Resources, Planning, Building, Engineering and Environment 

regarding the proper salvage and disposal of the demolition materials.   
 

 

CORPORATE STRATEGIC PLAN 
City Building – Strategic Directions 3.1: Ensure a well designed, safe, inclusive,  
appealing and sustainable City 
 

FINANCIAL IMPLICATIONS 
N/A 

 

DEPARTMENTAL CONSULTATION 
The City’s Senior Heritage Planner was consulted regarding heritage attributes 
associated with the proposed demolition. 

 
The City’s Environmental Planner was consulted regarding the mature coniferous 
tree in the front yard of the property. 

 

COMMUNICATIONS 
A sign was posted on the subject property advising that a demolition permit has 
been submitted and that interested parties can contact Building Services for 

additional information.  

ATTACHMENTS 
Attachment 1 – Location Map 
Attachment 2a – Site Photograph (November 2012) 

Attachment 2b – Photograph of Coniferous Tree (November 2012) 
Attachment 3 – Proposed Site Plan 
Attachment 4 – Proposed Concept for Replacement Dwelling 

 
 

Prepared By: Recommended By: 
Michael Witmer Sylvia Kirkwood 
Development & Urban Design Planner Manager of Development Planning 

519-822-1260, ext 2790 519-837-1260, ext 2359 
michael.witmer@guelph.ca sylvia.kirkwood@guelph.ca 

 
 
Original Signed by: Original Signed by: 

_________________________ ___________________________ 
Recommended By:  Recommended By: 

Todd Salter Janet L. Laird, Ph.D. 
General Manager Executive Director 
Planning Services Planning, Building, Engineering 

519-837-1260, ext 2395 and Environment 
todd.salter@guelph.ca 519-822-1260, ext 2237 

 janet.laird@guelph.ca 
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ATTACHMENT 1 – Location Map 
 

 
  

Subject Property 
28 St. Andrew Street 
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ATTACHMENT 2a – Site Photograph (November 2012) 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

(Photo taken November 13, 2012 by M. Witmer) 
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ATTACHMENT 2b –Photograph of Coniferous Tree (November 2012) 
 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

(Photo taken November 13, 2012 by M. Witmer) 
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ATTACHMENT 3 – Proposed Site Plan 
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ATTACHMENT 4 – Proposed Concept for Replacement Dwelling 
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COUNCIL

REPORT

TO Guelph City Council 

  

SERVICE AREA Planning, Building, Engineering and Environment 

DATE December 3, 2012 

  

SUBJECT Proposed Demolition of 17 Forest Hill Drive 
Ward 5 

 

REPORT NUMBER 

 

12-110 

 
 __________________________________________________________________  
 

SUMMARY 
 

Purpose of Report: To provide background and a staff recommendation related to 
a request for demolition approval of a detached dwelling. 
 

Council Action: Council to decide whether or not to approve the demolition 
request. 

 
 

RECOMMENDATION 
“THAT Report 12-110 regarding the proposed demolition of a detached dwelling at  

17 Forest Hill Drive, legally described as Part Lot 19, Plan 401, AS IN RO787742 

City of Guelph, from Planning, Building, Engineering and Environment dated 
December 3, 2012, be received; 

 
AND THAT the proposed demolition of the detached dwelling at 17 Forest Hill Drive 

be approved; 

AND THAT the applicant be requested to remove material stockpiled within the 

dripline of the existing front yard tree and erect protective fencing at one (1) metre 
from the dripline of this tree and any other existing trees on the property which can 

be preserved prior to commencement of demolition and maintain fencing during 
demolition and construction of the new dwelling; 

AND THAT the applicant be requested to contact the General Manager of Solid 
Waste Resources, Planning, Building, Engineering and Environment regarding 

options for the salvage or recycling of all demolition materials.” 

 
BACKGROUND 
An application to construct an addition on a detached dwelling at 17 Forest Hill 
Drive was received on October 5, 2012 by Planning, Building, Engineering and  
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Environment. The addition consists of increasing the height of the existing dwelling 
from one and a half stories to three stories and expanding the footprint by 7.7 m x 

3.8 m towards the front of the property. A building permit for the addition was 
issued on October 22, 2012 and construction commenced shortly afterwards. Upon 

assessing the construction, it was determined on November 7,2012 that a 
significant portion of the existing dwelling would need to be demolished to 

accommodate the addition, and that Council approval of the demolition is required 
as per the City’s Demolition Control By-law. 

The subject property is located on the west side of Forest Hill Drive, south of Water 
Street, east of Maple Street and north of James Street (see Attachment 1). The 
property is zoned R.1B (Residential Single-Detached ‘B’), which permits one 

detached dwelling per lot, with a maximum height of three (3) stories. The dwelling 
proposed to be demolished is a one and a half storey house constructed in 1948 

(see Attachment 2). 

Heritage Planning staff has no objections to the proposed demolition.  The subject 

property is not designated under the Ontario Heritage Act and is not listed in the 
City of Guelph’s Municipal Register of Cultural Heritage Properties under Section 27 

of the Ontario Heritage Act.  The subject property has not been identified as a built 
heritage resource in the City’s Couling Building Inventory. 
 

REPORT 
The City's Demolition Control By-law was passed under the authority of Section 33 

of the Planning Act.  The By-law is intended to help the City "...retain the existing 
stock of residential units and former residential buildings in the City of Guelph."  
Section 33 of the Planning Act allows that Council's decision may be appealed by 

the applicant to the Ontario Municipal Board.  In addition, an applicant may appeal 
if there is no decision within 30 days of filing the application. 

As noted earlier, the proposed replacement dwelling is a three (3) storey detached 
dwelling. A building permit was issued for the addition and renovations to the 

existing dwelling on October 22, 2012. Based on further review of the permit and 
ongoing construction activities, it was determined that a significant portion of the 

existing dwelling will need to be demolished. An addition is proposed on the front of 
the building (see Attachment 3). An approved elevation of the new dwelling from 
the building permit is shown in Attachment 4. 

 

Tree Protection 

There is a large mature coniferous tree in the front yard of the property that may 

be impacted by construction activities and in fact there is currently excavated 
material stockpiled within the dripline of the tree (see Attachment 2 for picture). 

The property is too small (<0.2 ha) to be regulated under the City’s Tree By-law 
(By-law 2010-19058), so any trees located on the subject property cannot be 
mandated by the City to be protected. However, staff are recommending that the 

owner remove the stockpiled material and erect protective hoarding around any 
trees on the property prior to demolition activities and maintain the hoarding 

throughout the construction of the new dwelling. 
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The approval of the demolition is recommended as the existing dwelling will be 
replaced with a new dwelling unit. Therefore, there will be no overall loss of 

residential capacity proposed as a result of this application.  

Finally, it is strongly recommended that the applicant contact the General Manager 
of Solid Waste Resources, Planning, Building, Engineering and Environment 
regarding the proper salvage and disposal of the demolition materials.   

 
CORPORATE STRATEGIC PLAN 
City Building – Strategic Directions 3.1: Ensure a well designed, safe, inclusive,  
appealing and sustainable City 

 

FINANCIAL IMPLICATIONS 
N/A 
 

DEPARTMENTAL CONSULTATION 
The City’s Senior Heritage Planner was consulted regarding the proposed 
demolition. 

 

COMMUNICATIONS 
A sign was posted on the subject property advising that a demolition permit has 
been submitted and that interested parties can contact Building Services for 

additional information.  

ATTACHMENTS 
Attachment 1 – Location Map 
Attachment 2 – Site Photograph (November 2012) 

Attachment 3 – Proposed Site Plan 
Attachment 4 – Proposed Concept for Replacement Dwelling 
 

Prepared By: Recommended By: 
Michael Witmer Sylvia Kirkwood 

Development & Urban Design Planner Manager of Development Planning 
519-822-1260, ext 2790 519-837-1260, ext 2359 
michael.witmer@guelph.ca sylvia.kirkwood@guelph.ca 

  
 

Original Signed by: Original Signed by: 
_________________________ ___________________________ 

Recommended By:  Recommended By: 
Todd Salter Janet L. Laird, Ph.D. 
General Manager Executive Director 

Planning Services Planning, Building, Engineering 
519-837-1260, ext 2395 and Environment 

todd.salter@guelph.ca 519-822-1260, ext 2237 
 janet.laird@guelph.ca 
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ATTACHMENT 1 – Location Map 
 

 
  

Subject Property 
17 Forest Hill Drive 
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ATTACHMENT 2 – Site Photograph (November 2012) 
 

 

 
 
 
(Photo taken November 13, 2012 by M. Witmer) 
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ATTACHMENT 3 – Proposed Site Plan 
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ATTACHMENT 4 – Approved Front Elevation from Building Permit 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(Elevation from Approved Building Permit 12 012179 RR) 
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The Guelph Transmission Line:
Pulling Guelph back to the 1950s

ONTARIO CLEAN AIR ALLIANCE | www.cleanairalliance.org 

There are better 
ways to meet 
Guelph’s peak 
electricity 
demand, while 
keeping energy 
dollars and jobs 
in Guelph

The Ontario Power Authority (OPA) and Hydro One are proposing to build a high-
voltage transmission line that will require 10-storey-high hydro pylons marching 
parallel to Deerpath Drive in Guelph.  There is a better option to meet south-central 
Guelph’s electricity needs, protect our neighbourhoods and lower our energy bills 
while keeping energy dollars and jobs in the city, but it won’t happen if decisions stay 
in the backrooms. Specifically, the OPA should work with the City to implement its 
visionary and responsible Community Energy Plan.

The chart below, which plots south-central Guelph’s demand for electricity during 
each hour of 2011, reveals a number of important facts.  First, the demand for 
electricity spikes on a dozen very hot days when our air-conditioners are running full 
out.  Second, on these days the peak hourly demand for electricity can be more than 
50% higher than south-central Guelph’s average hourly demand of 75 megawatts. 
Third, these summer needle peaks last for only a few hours at a time. 

Average load

June 8

July 11-12

July 18-22

Aug. 2 Sept. 2

July 25

The OPA’s and Hydro One’s proposal is based on a conventional “hub and spoke” 
electricity system, where a handful of large generating stations distribute power 
over long-distance transmission lines.  The result is a small group of inefficient 
and inflexible generating stations feeding power to consumers over long distances, 
a system that maximizes power losses (with line losses peaking when electricity 

NOVEMBER 2012

South Central Guelph Demand (Megawatts)

http://guelph.ca/uploads/ET_Group/admin/CEP-executive-summary.pdf
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Guelph residents 
will benefit from 
programs that 
help them save 
energy and reduce 
costs — not more 
transmission lines

demand is highest, but averaging 8% in Ontario) and is vulnerable to storm 
damage, accidents or intentional disruption.

This outdated approach is in stark contrast to the City of Guelph’s Community 
Energy Plan which calls for an integrated combination of energy conservation 
and demand management, new renewables and natural gas-fired combined heat 
and power plants.  This combination will provide the city with a more reliable, 
cost-effective and efficient electricity system and will directly contribute to better 
air quality and a reduced contribution to climate change for the city itself. We 
need to take the following steps to implement the City’s Plan (available at 
http://guelph.ca/uploads/ET_Group/admin/CEP-executive-summary.pdf).

Step #1:  Reducing the spikes in electricity demand on hot 
summer days
Guelph’s Community Energy Plan calls for a reduction in the City’s summer peak 
electricity demand of at least 40% by 2031 to avoid the need for investment in 
new electrical infrastructure to serve growth in the city.

Guelph Hydro should hire students to go door-to-door to sign up at least 90% 
of its residential and small business customers for its peaksaver plus program 
which controls the usage of air-conditioners, water heaters and pool pumps 
on hot summer days.  Currently, only 3% of Guelph Hydro’s residential and 
small commercial customers are enrolled in the peaksaver program. (See 
saveonenergy.ca/Consumer/Programs/PeaksaverPlus.aspx for more on how this 
program works and incentives.)

The OPA should increase its financial incentives for large volume commercial, 
institutional and industrial customers to reduce their demands on hot summer 
days.

The installation of solar photovoltaic systems on the roofs of homes and 
businesses is an ideal renewable energy option to reduce the spikes in demand 
for grid-supplied electricity on hot summer days when solar energy is at its 
strongest.  

Step #2: Home Energy Retrofits

Guelph Hydro and Union Gas should establish a home energy retrofit program 
to help their customers reduce their energy consumption and lower their energy 
bills by investing in energy conservation measures (e.g., high-efficiency air-
conditioners and furnaces, more insulation,  energy-efficient windows and doors, 
solar photovoltaic and solar thermal systems, geothermal heating and cooling 
systems).  Key features of the utilities’ home energy retrofit program should be:

•	 low-interest, on-bill financing;

•	 the use of Natural Resources Canada’s EnerGuide Rating System to forecast 
the energy savings of the proposed conservation measures and to establish 
proper sizing for equipment (e.g., air-conditioners, geothermal systems), as 
well as for verification of the actual savings after the measures are installed; 
and

http://guelph.ca/uploads/ET_Group/admin/CEP-executive-summary.pdf
http://guelph.ca/uploads/ET_Group/admin/CEP-executive-summary.pdf
https://saveonenergy.ca/Consumer/Programs/PeaksaverPlus.aspx
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Solar power is ideal 
for meeting the 
peak electricity 
demand that occurs 
on hot summer days

•	 a list of reliable and professional contractors who can perform home energy 
retrofits.

Step #3:  Increase financial incentives to save energy

The OPA should increase its payments to large-volume commercial, institutional 
and industrial customers to save electricity.  Local hospitals, universities and 
factories should be paid up to the same amount to save a kWh as Bruce Power is 
paid to produce a kWh of electricity.

Step #4: Combined Heat & Power

Virtually every building and factory in Guelph uses natural gas to provide just one 
service, namely, heat.  It is much more efficient to use these same molecules 
of natural gas to simultaneously produce heat and electricity.   This is what 
combined heat and power (CHP) plants do.   As a result, they can have an overall 
energy efficiency of 80-90%.  We need to convert Guelph’s apartment buildings, 
shopping malls, recreation centres, hospitals, university and factories into small-
scale power plants.

Guelph’s Community Energy Plan calls for 30% of the City’s electricity needs to be 
met by CHP by 2031.

By reducing the demand for grid-supplied electricity, CHP plants can help 
eliminate the need for the proposed Guelph Transmission Line.

Step #5: What you can do

Please contact Energy Minister Chris Bentley (cbentley.mpp@liberal.ola.org) 
and Guelph MPP Liz Sandals (lsandals.mpp@liberal.ola.org) and ask them to 
direct the Ontario Power Authority to work with the City of Guelph to implement 
its Community Energy Plan in order to reduce our energy bills, protect our 
neighbourhoods, create jobs in Guelph, and avoid the need for the proposed 
Guelph Transmission Line.
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Ontario Clean Air Alliance

160 John Street, Suite 300

Toronto, Ontario, M5V 2E5

www.cleanairalliance.org

Guelph needs help to implement its farsighted Community 
Energy Plan, not more transmission lines.
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