
 
City Council - Planning  
Meeting Agenda 
 
December 11, 2017 – 6:00 p.m. 
Council Chambers, Guelph City Hall, 1 Carden Street 
 
Please turn off or place on non-audible all electronic devices during the meeting. 
 
Please note that an electronic version of this agenda is available on guelph.ca/agendas. 
 
Authority to move into closed meeting 
That the Council of the City of Guelph now hold a meeting that is closed to the 
public, pursuant to the Municipal Act, to consider: 
 
C-CON-2017.18 Public Appointment to the Board of Trustees of the 

Elliott 
Section 239(2)(b) personal matters about an identifiable 
individual, including municipal or local board employees 

 
Open Meeting – 6:30 p.m. 
 
Closed Meeting Summary 
 
O Canada 
Silent Reflection 
First Nations Acknowledgment 
Disclosure of Pecuniary Interest and General Nature Thereof 
 
Council Consent Agenda: 
 
The following resolutions have been prepared to facilitate Council’s consideration of 
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. It will be 
extracted and dealt with separately as part of the Items for Discussion. 
 
CON-2017.55 1 & 15 Stevenson Street North and 8 William Street 

Proposed Zoning By-law Amendment and Draft Plan of 
Vacant Land Condominium                                                  
File: ZC1613/CDM1609 

  
Recommendation: 

1. That the application from Van Harten Surveying Inc. on behalf of Paul and 
Maria Leombruni for approval of a Zoning By-law Amendment from the R.1B 
(Residential, Single Detached) Zone to an R.1D-? (Specialized Residential, 
Single Detached) Zone to permit the development of 10 single detached 

 
Monday, December 11, 2017 City of Guelph Council Agenda Page 1 of 4 
 



dwellings on the site municipally known as 1 and 15 Stevenson Street North 
and 8 William Street and legally described as Part of Lot 38, Plan 320, City of 
Guelph, be approved, in accordance with ATT-2A of the Infrastructure, 
Development and Enterprise Report IDE-2017-131, dated December 11, 
2017. 

 
2. That the application from Van Harten Surveying Inc. on behalf of Paul and 

Maria Leombruni for approval of a proposed draft plan of vacant land 
Condominium consisting of 7 residential single detached dwellings, as shown 
in ATT-6, applying to the property municipally known as 1 & 15 Stevenson 
Street North and legally described as Part of Lot 38, Plan 320, City of Guelph, 
be approved for a period of three (3) years in accordance with Conditions 
noted in ATT-2C of the Infrastructure, Development and Enterprise Report 
IDE-2017-131 dated December 11, 2017. 

 
 
Items for Discussion: 
 
The following items have been extracted from the Committee of the Whole Consent 
Report and the Council Consent Agenda and will be considered separately.  These 
items have been extracted either at the request of a member of Council or because 
they include a presentation and/or delegations. 
 
CON-2017.56 Draft Built Form Standards for the Gordon Street 

Intensification Corridor 

Presentation: 
David de Groot, Senior Urban Designer 
 
Recommendation: 

That the Draft Built Form Standards for the Gordon Street Intensification 
Corridor be received. 

 
CON-2017.57 Draft Built Form Standards for Mid-rise Buildings and 

Townhouses  
 
Presentation: 
David de Groot, Senior Urban Designer 
 
Recommendation: 

That the Draft Built Form Standards for Mid-rise Buildings and Townhouses be 
received.   
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CON-2017.58 Guelph Innovation District (GID) – Real Estate Options 

Presentation:  
Peter Cartwright, General Manager, Business Development and Enterprise Services 
 
Recommendation: 

1. That staff be directed to implement a proposal to acquire and dispose of real 
estate located within the Guelph Innovation District as described in Council 
Report IDE-2017-140, specifically lands identified as the former Wellington 
Detention Centre and the Turf Grass lands and report back at key 
implementation milestones as determined by staff. 

 
2. That the Mayor be directed to advise the Minister of Infrastructure about the 

City of Guelph’s intention to submit an Expression of Interest to acquire and 
dispose of real estate located within the Guelph Innovation District as 
described in Council Report IDE-2017-140, specifically lands identified as the 
former Wellington Detention Centre and the Turf Grass lands. 

 
3. That the Mayor and City Clerk be authorized to execute the terms and 

conditions of a Letter of Intent/Conditional Agreement of Purchase and Sale 
to acquire from the Province of Ontario property within the Guelph 
Innovation District, as described in Council Report IDE-2017-140, specifically 
lands identified as the former Wellington Detention Centre and the Turf Grass 
lands, subject to the terms and conditions of a Letter of Intent/Conditional 
Agreement of Purchase and Sale being acceptable to the Deputy Chief 
Administrative Officer of Infrastructure, Development and Enterprise, and the 
Deputy Chief Administrative Officer Corporate Services. 

 
4. That staff be directed to develop and issue a Request for Proposals to seek 

submissions from private development interests to develop property within 
the Guelph Innovation District, as described in Council Report IDE-2017-140, 
subject to its contents being acceptable to the Deputy Chief Administrative 
Officer of Infrastructure, Development and Enterprise, and the Deputy Chief 
Administrative Officer Corporate Services. 

 
5. That staff be directed to assess Request for Proposal submissions from 

private development interests, and subject to the approval of the Deputy 
Chief Administrative Officer of Infrastructure, Development and Enterprise 
and the Deputy Chief Administrative Officer Corporate Services, conduct 
negotiations to sell and develop property within the Guelph Innovation 
District. 

 
6. That the Mayor and Clerk be authorized to execute an agreement of purchase 

and sale for the purpose of selling property within the Guelph Innovation 
District to a private development interest, subject to the contents of the 
agreement of agreement of purchase and sale being acceptable to the 
Deputy Chief Administrative Officer of Infrastructure, Development and 
Enterprise and the Deputy Chief Administrative Officer Corporate Services. 
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7. That staff be directed to utilize the Tax Rate Operating Contingency Reserve 

#180 for operating costs to an upset limit of $3,500,000, and that the Water 
Capital Reserve Fund #152 be utilized to fund the refundable deposits as 
required to an upset limit of $6,500,000, as identified in Council report IDE-
2017-140, and that staff calculate and charge to the project an appropriate 
rate of return of 3.5% per annum plus an additional 1.5% related to the risk 
of the project, subject to the approval of the  Deputy Chief Administrative 
Officer Corporate Services, and the City Treasurer. 

  
 

Special Resolutions 
 
By-laws 
 
Resolution to adopt the By-laws (Councillor Billings). 

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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Staff 
Report 

To   City Council 

 
Service Area  Infrastructure, Development and Enterprise Services 
 

Date   Monday, December 11, 2017 
 

Subject  Decision Report                                            
 1 & 15 Stevenson Street North and 8 William Street 

Proposed Zoning By-law Amendment and Draft Plan 
of Vacant Land Condominium                                                  

File: ZC1613/CDM1609  
 

Report Number  IDE-2017-131 
 

Recommendation 

1. That the application from Van Harten Surveying Inc. on behalf of Paul and 
Maria Leombruni for approval of a Zoning By-law Amendment from the R.1B 

(Residential, Single Detached) Zone to an R.1D-? (Specialized Residential, 
Single Detached) Zone to permit the development of 10 single detached 

dwellings on the site municipally known as 1 and 15 Stevenson Street North 
and 8 William Street and legally described as Part of Lot 38, Plan 320, City of 
Guelph, be approved, in accordance with ATT-2A of the Infrastructure, 

Development and Enterprise Report IDE-2017-131, dated December 11, 
2017. 

 
 
2. That the application from Van Harten Surveying Inc. on behalf of Paul and 

Maria Leombruni for approval of a proposed draft plan of vacant land 
Condominium consisting of 7 residential single detached dwellings, as shown 

in ATT-8, applying to the property municipally known as 1 & 15 Stevenson 
Street North and legally described as Part of Lot 38, Plan 320, City of Guelph, 
be approved for a period of three (3) years in accordance with Conditions 

noted in ATT-2C of the Infrastructure, Development and Enterprise Report 
IDE-2017-131 dated December 11, 2017. 

 
 

Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve a Zoning By-law 
amendment and Draft Plan of Vacant Land Condominium to permit the 

development of 10 single detached residential units on the site municipally known 
as 1 and 15 Stevenson Street and 8 William Street. 
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Key Findings 

Planning staff support the proposed Zoning By-law amendment and draft plan of 
condominium subject to the recommended regulations and conditions in ATT-2. 

Financial Implications 

Estimated Development Charges: $290,380 
Estimated Annual Taxes Once Developed: $36,314 

 

Report 

Background 
An application to amend the Zoning By-law was received for the subject site, 

municipally known as 1 and 15 Stevenson Street and 8 William Street from Van 
Harten Surveying Inc. on behalf of Paul and Maria Leombruni on July 27, 2016 and 
deemed to be complete on August 26, 2016. The subsequent application for a Draft 

Plan of Vacant Land Condominium was received on October 4, 2016 and deemed 
complete on November 3, 2016.  

 
The intent of the applications is to change the zoning from the “Residential Single 
Detached” (R.1B) Zone to a “Specialized Single Detached” (R.1D-?) Zone to permit 

additional single detached dwellings with smaller frontages and lot sizes. The 
proposed Draft Plan of Vacant Land Condominium intends to create a seven (7) unit 

condominium with a private road accessing Stevenson Street North, just north of 
the existing dwelling located at 1 Stevenson Street North.  
 

The rezoning application, if approved, will also allow for future applications to the 
Committee of Adjustment for Consent to sever to create a new lot on William Street 

and to demolish the dwelling unit at 15 Stevenson Street, sever the lot into two 
fronting on Stevenson Street North. In total, one (1) house is proposed to be 
demolished and ten (10) new single detached dwellings are proposed to be built, 

and two existing houses (1 Stevenson Street North and 8 William Street) are 
proposed to be retained.  

 

Location 

The subject site is located on the east side of Stevenson Street north, just north of 

the Metrolinx railway (see ATT 1 - Location Map).  The subject site has an area of 
approximately 0.7 hectares and a frontage of 50.9 metres along Stevenson Street 
North and a frontage of 24.4 metres along William Street. The site currently 

contains 3 single detached dwellings with one at each of 1 and 15 Stevenson Street 
North and one detached dwelling at 8 William Street. 

 
Surrounding land uses include:  

• To the north: single detached dwellings; 

• To the south: the Metrolinx railway; 
• To the east: single detached dwellings along William Street; 

• To the west: single detached dwellings across Stevenson Street North. 
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Official Plan Land Use Designations and Policies 

The Official Plan land use designation that applies to the subject property is 
“General Residential”. Within the “General Residential” land use designation, all 

forms of residential development are permitted which includes single and semi-
detached dwellings. The related policies for this land use designation are included in 
ATT-3. 

 
Official Plan Amendment #48 Land Use Designations and Policies 

Official Plan Amendment #48 (OPA 48), a comprehensive update to the City’s 
Official Plan, designates the subject property as “Low Density Residential. This 
designation applies to residential areas within the built-up area of the City which 

are currently predominantly low-density in character. The predominant land use in 
this designation is residential and includes single and semi-detached dwellings. A 

Decision and Order from the Ontario Municipal Board on October 5, 2017 has 
brought OPA 48 into full force and effect.  Although the applications which were 
received prior to OPA 48 coming into full force and effect are being processed under 

the 2001 Official Plan, Staff must have regard to the policies and designations of 
OPA 48. The land use designations and related policies contained in OPA 48 are 

included in ATT-4. 
 

Existing Zoning 

The subject property is currently zoned “Residential Single Detached” (R.1B) in 

Zoning By-law (1995)-14864, as amended, which permits single-detached 
dwellings and associated uses. 
 

Details of the existing zoning are included in ATT-5. 
 

Description of Proposed Zoning By-law Amendment 
The purpose of the proposed Zoning By-law Amendment is to change the zoning 
from “Residential Single Detached” (R.1B) to a “Specialized Residential Single 

Detached (R.1D-?) Zone. In addition to the regulations set out in Section 5.1 – 
Residential Single Detached (R.1D) Zone of Zoning By-law (1995)-14864, as 

amended, one specialized regulation has been requested to facilitate this proposal:  
 

That despite Table 5.1.2, Row 10 and Section 4.20 of the Zoning By-law, 

fences shall not be located in the yard between dwelling units.  
 

Staff also recommend the follow specialized regulation be added:  
 

For the purposes of this Zone, a condominium unit shall be considered a Lot 
as defined by this Zoning By-law.  

 

Details of the proposed zoning are included in ATT-6.  
 

Proposed Development 
The applicant is proposing to rezone the subject site from the current “Residential 
Single Detached” (R.1B) to a “Specialized Single Detached” (R.1D-?) Zone to permit 
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additional single detached dwellings with smaller frontages and lot sizes. The 
applicant has proposed to demolish the house at 15 Stevenson Street North and 

sever that lot to build two new detached dwelling units fronting onto Stevenson 
street North. The land behind these new lots would be subject to a draft plan of 

vacant land condominium with a total of 7 new single detached dwellings internal to 
the site that are accessed from Stevenson Street North via a private road. The 
existing lot on William Street is also proposed to be severed and one new detached 

dwelling would be built fronting onto William Street. The existing houses at 1 
Stevenson Street North and 8 William Street are proposed to be retained. 

 
The proposed development plan and proposed front building elevation of the 
detached dwellings are shown in ATT-7. The proposed Draft Plan of Vacant Land 

Condominium is shown in ATT-8. 
 

Staff Review/Planning Analysis 
The staff review and planning analysis for these applications is provided in ATT-9. The 
analysis addresses all relevant planning considerations, including the issues raised 

through review of the application. The issues generally include: 
• Evaluation of the proposal against the 2014 Provincial Policy Statement and 

Places to Grow: Growth Plan for the Greater Golden Horseshoe; 
• Evaluation of the proposal’s conformity with the Official Plan; including any 

Official Plan Amendments; 
• Review of the proposed zoning, including the need for any specialized 

regulations; 

• Review of servicing; and, 
• Address all comments and issues raised during the review of the application, 

specifically tree removals and urban design considerations.  
 
Planning Staff Recommendation 

Planning staff are satisfied that the Draft Plan of Vacant Land Condominium 
Application and Zoning By-law Amendment Application are consistent with the 2014 

Provincial Policy Statement and conform to the Growth Plan for the Greater Golden 
Horseshoe. In addition, the applications conform to the objectives and policies of 
the Official Plan.  

 
Planning staff are recommending that Council approve the applications for Draft 

Plan of Vacant Land Condominium and Zoning By-law Amendment subject to the 
zoning regulations and Conditions of Draft Plan approval outlined in ATT-2. 

Financial Implications 

Estimated Development Charges: $290,380 
Estimated Annual Taxes Once Developed: $36,314 

Consultations 

Key dates for the public process regarding the planning applications are included in 

ATT-10. 
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Corporate Administrative Plan 

Overarching Goals 

Service Excellence 
 

Service Area Operational Work Plans 
Our Services - Municipal services that make lives better 

Our People- Building a great community together 

Our Resources - A solid foundation for a growing city 
 

Attachments 

ATT-1  Location Map 
ATT-2 Recommended Zoning Regulations, Conditions of Consent and 

Conditions of Draft Plan of Condominium Approval 
ATT-3  Existing Official Plan Designation and Policies 

ATT-4  Official Plan Amendment # 48 Land Use Designations and Policies 
ATT-5  Existing Zoning and Details 

ATT-6  Proposed Zoning and Details 
ATT-7  Proposed Development Concept and Building Elevations 
ATT-8  Proposed Draft Plan of Vacant Land Condominium 

ATT-9  Planning Analysis   
ATT-10 Circulation Comments Summary   

ATT-11 Public Notification Summary  

Departmental Approval 

Not applicable.  

 
 

Report Author    Approved By 
Katie Nasswetter     Chris DeVriendt 

Senior Development Planner  Manager of Development Planning 
 
 

 
 

_____________________ ______________________ 

Approved By Recommended By 

Todd Salter Scott Stewart, C.E.T. 
General Manager Deputy CAO 
Planning, Urban Design and Infrastructure, Development and Enterprise 

Building Services 519.822.1260, ext. 3445 
519.822.1260, ext. 2395 scott.stewart@guelph.ca 

todd.salter@guelph.ca 
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ATT-1 
Location Map 
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ATT-2 
Recommended Zoning Regulations, Conditions of Consent and Conditions 

of Draft Plan of Condominium Approval 

2A: Zoning Regulations  

 

Zoning By-law Amendment 

The following zoning is proposed: 

Specialized R.1D-? (Residential, Single Detached) Zone 

 
Regulations 

In accordance with Section 4 (General Provisions) and Section 5.1 and Table 5.1.2 
(Regulations Governing R.1 Zones) of Zoning By-law (1995)-14864, as amended, 

with the following exceptions: 
 

Fences 

Despite Table 5.1.2, Row 10 and Section 4.20 of the Zoning By-law, fences 
shall not be located in the yard between dwelling units.  

 
Definition of a Lot 

Despite Section 3, for the purposes of this Zone, a condominium unit shall be 
considered a Lot as defined by this Zoning By-law.  

 

2B: Proposed Conditions of Consent 
The following conditions are provided as information to Council and will be 

recommended through future Consent to Sever applications:  
 

1. That the Owner shall submit to the City, in accordance with Section 41 of 

the Planning Act, a fully detailed site plan, indicating the location of the 
building, building design, landscaping, parking, access, grading and 

drainage on the said lands to the satisfaction of the General Manager of 
Planning, Urban Design and Building Services and the General 
Manager/City Engineer, prior to any construction or grading on the lands. 

a. The developer further agrees to develop the proposed lots on 
Stevenson Street North and William Street with street fronting 

doors, in general accordance with the proposed lot layouts shown in 
this report (IDE 2017-131) to the satisfaction of the General 
Manager of Planning, Urban Design and Building Services.  

 
2. The developer shall provide the City with easements for the existing 

sewer mains that cross the site. The easements dimensions must be to 
the satisfaction of the City and the easements must be created and 
registered at no cost to the City. All easements shall be transferred clear 

of encumbrance to the satisfaction of the City Solicitor.   
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3. The Owner shall pay to the City, as determined applicable by the Chief 
Financial Officer/City Treasurer, development charges and education 

development charges, in accordance with the City of Guelph Development 
Charges By-law (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 thereof, prior to this 
issuance of any building permits, at the rate in effect at the time of the 

issuance of a building permit. 
 

4. Prior to the endorsement of deeds, the Owner shall be responsible for the 

payment of cash-in-lieu of parkland dedication for all lands to the 
satisfaction of the Deputy CAO of Public Services pursuant to City of 

Guelph By-law (1989)-13410, as amended by By-law (1990)-13545 and 
By-law (2007) 18225 or any successor thereof. 

 

5. The developer shall provide the City with a 3 metre road widening across 
the Stevenson Street frontage. The road widening shall be conveyed clear 

of encumbrance to the satisfaction of the City Solicitor. 
 

6. The developer shall submit detailed engineering plans for the severance 
lots indicating such items as proposed servicing, grading and drainage, 
erosion and sediment control and access to the satisfaction of the 

General Manager/City Engineer. Such plans shall be certified by a 
Professional Engineer. All applications for a building permit shall be 

accompanied by a plot plan that shows that the proposed building, 
grading and drainage is in conformance with the approved overall 
drainage and grading plan.  

 
7. The developer shall submit a stormwater management report to the 

satisfaction of the General Manager/City Engineer. Such report is to be 
certified by a Professional Engineer and is to be prepared in accordance 
with the City’s Guidelines and the latest edition of the Ministry of the 

Environment’s Stormwater Management Practices Planning and Design 
Manual.  

 
8. The developer shall submit a geotechnical report, certified by a 

Professional Engineer, to the satisfaction of the General Manager/City 

Engineer which describes the potential impacts of groundwater and 
provides recommendations for pavement design and pipe bedding. 

 
9. Prior to any construction or grading on the lands, the developer shall 

construct, install and maintain erosion and sediment control facilities, 

satisfactory to the General Manager/City Engineer, in accordance with a 
plan that has been submitted to and approved by the General 

Manager/City Engineer. Furthermore, the developer shall provide a 
qualified environmental inspector, satisfactory to the General 
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Manager/City Engineer, to inspect the site during all phases of 
development and construction including grading, servicing and building 

construction. The environmental inspector shall monitor and inspect the 
erosion and sediment control measures and procedures on a weekly or 

more frequent basis if required.  The environmental inspector shall report 
on his or her findings to the City on a monthly or more frequent basis. 

 

10. The developer shall obtain a site alteration permit in accordance with City 
By-law (2007)-18420 to the satisfaction of the General Manager/City 

Engineer if grading or earthworks is to occur prior to site plan approval or 
prior to severance. 

 

11. The developer shall stabilize all disturbed soil within 90 days of being 
disturbed, control all noxious weeds and keep ground cover to a 

maximum height of 150 mm (6 inches). 
 
12. The developer shall service, grade, develop and maintain the site in 

accordance with the plans that have been approved by the City.  The 
developer shall have the Professional Engineer who designed the 

servicing certify to the City that they supervised the construction of the 
servicing and that the as-built servicing is functioning properly as 

designed. The developer shall have the Professional Engineer who 
designed the site grading and drainage submit an as-built grading and 
drainage plan to the City.  

 
13. The developer acknowledges that the City does not allow retaining walls 

higher than 1metre abutting existing residential properties without the 
permission of the General Manager/City Engineer. 

 

14. The developer shall make satisfactory arrangements with Guelph Hydro 
and phone and cable providers for the servicing of the lands as well as 

provisions for any easements and/or rights-of-way for their plant. 
 
15. The developer shall be responsible for the cost of design, development 

and implementation (including planting) of a Street Tree Planting Plan in 
accordance with City specifications. The developer shall provide the City 

with cash or letter of credit to cover the City approved estimate for the 
cost of development of the street tree plan to the satisfaction of the City. 
The developer shall warranty the trees for two winters. Replacement 

trees are to be warrantied for (a) the remainder of the warranty period of 
the original tree or (b) an additional year, whichever is greater. Once the 

tree has been planted, the developer shall provide the City with a 
certificate that certifies that the tree stock quality meets Canadian 
Nursery Landscape Association standards and that the tree has been 

planted following the City’s Part B Specifications. The certificate must be 
certified by a landscape architect, certified arbourist or professional 

forester (who must be a qualified member of the Ontario Professional 
Foresters Association). At the end of the warranty period (after the 
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second winter), the developer shall provide the City with a second 
certificate that certifies that the tree was cared for as per the approved 

watering and maintenance plan on the Street Tree Planting Plan and that 
the tree is free of defects and disease. 

 
16. The developer shall ensure that any private water supply wells, 

boreholes, monitoring wells and septic systems are decommissioned in 

accordance with O. Reg. 903.  
 

17. The developer shall confirm to the satisfaction of the General  
Manager/City Engineer that the basements will have a 0.5metre 
separation from the seasonal high groundwater elevation. 

 
18. The developer shall pay to the City the actual cost of construction of 

municipal services within the City’s right-of-way including such items as 
sanitary, water and storm laterals, driveways, curb cuts and/or curb fills, 
sidewalk . Prior to approval of the plans, the developer shall pay to the 

City the estimated cost of the construction of municipal services as 
determined by the General Manager/City Engineer. 

 
19. The developer shall pay the estimated and the actual cost for 

decommissioning and removal of any services as determined by the 
General Manager/City Engineer. 

 

20. The developer shall construct the new buildings at such an elevation that 
the lowest level of the buildings can be serviced with a gravity connection 

to the sanitary sewer. 
 
21. All electrical services to the site are to be underground and the developer 

shall make satisfactory arrangements with Guelph Hydro Electric Systems 
Inc. for the servicing of the site as well as provisions for any easements 

and/or rights-of-way for their plant. 
 
22. The developer shall submit a report prepared by a Professional Engineer 

to the satisfaction of the Chief Building Official certifying that all fill 
placed below proposed building locations has adequate structural capacity 

to support the proposed building. All fill placed within the allowable 
Zoning By-law envelope for building construction shall be certified to a 
maximum distance of 30 metres from the street line. This report shall 

include the following information; lot number, depth of fill, top elevation 
of fill and the area approved for building construction from the street line.  

 
23. The developer shall submit a report prepared by a Professional Engineer 

to the satisfaction of the Chief Building Official providing an opinion on 

the presence of soil gases (Radon and Methane) in the plan in accordance 
with applicable provisions contained in the Ontario Building Code. 
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24. The developer shall place the following notifications in all offers of 
purchase and sale for all lots and/or dwelling units and agrees that these 

same notifications shall be placed in the agreement to be registered on 
title: 

 
 “Purchasers and/or tenants of all lots or units are advised that 

sump pumps will be required for every lot unless a gravity outlet 

for the foundation drain can be provided on the lot in accordance 
with a certified design by a Professional Engineer.”  

 
 “Purchasers and/or tenants of all lots or units are advised that if 

any fee has been paid by the purchaser to the Developer for the 

planting of trees on City boulevards in front of residential units 
does not obligate the City or guarantee that a tree will be planted 

on the boulevard in front or on the side of a particular residential 
dwelling. The City shall not provide regular maintenance for trees 
planted on private property save and except any maintenance 

conducted pursuant to section 62 of the Municipal Act, 2001, 
c.25, as amended, and purchasers of all lots or units shall be 

obligated to maintain any tree on private property in accordance 
with and pursuant to the City of Guelph’s Property Standards By-

law (2000)-16454, as amended.” 
 
 “Purchasers and/or tenants of all lots or units, are advised prior to 

the completion of home sales, of the time frame during which 
construction activities may occur, and the potential for residents 

to be inconvenienced by construction activities such as noise, 
dust, dirt, debris, drainage and construction traffic.” 

 

 “Purchasers and/or tenants of all lots or units are advised that on-
street parking restrictions may apply to the street fronting their 

property.” 
 

25. The developer shall implement/incorporate any noise and/or vibration 

attenuation measures recommended in a Noise and Vibration Study by a 
qualified Professional Engineer, approved by the General Manager/City 

Engineer for each dwelling unit to be constructed. 
 

26. The Owner agrees to provide a safety setback of habitable buildings from 

the railway right-of-way at a minimum of 30 metres in conjunction with a 
safety berm, to the satisfaction of Metrolinx or any future successor. 

 
27. The following clause shall be inserted in all development agreements, 

offers to purchase, and agreements of Purchase and Sale or Lease of 

each dwelling unit within 300m of the railway right-of-way:  
 

 “Warning: Metrolinx or its assigns or successors in interest has or have a 
right-of-way within 300 metres from the land the subject hereof. There 
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may be alterations to or expansions of the railway facilities on such right-
of-way in the future including the possibility that the railway or its 

assigns or successors as aforesaid may expand its operations, which 
expansion may affect the living environment of the residents in the 

vicinity, notwithstanding the inclusion of any noise and vibration 
attenuating measures in the design of the development and individual 
dwelling(s).  Metrolinx will not be responsible for any complaints or 

claims arising from use of such facilities and/or operations on, over or 
under the aforesaid right-of-way.” 

 
28. Any proposed alterations to the existing drainage pattern affecting 

Metrolinx Railway property must receive prior concurrence from the 

Railway and be substantiated by a drainage report to the satisfaction of 
the Railway. 

 
29. The Owner shall through restrictive covenants to be registered on title 

and all agreements of purchase and sale or lease provide notice to the 

public that the safety berm, fencing and vibration isolation measures 
implemented are not to be tampered with or altered and further that the 

Owner shall have sole responsibility for and shall maintain these 
measures to the satisfaction of Metrolinx. 

 
30. The Owner shall enter into an Agreement with Metrolinx stipulating how 

Metrolinx's concerns will be resolved and will pay Metrolinx's reasonable 

costs in preparing and negotiating the agreement. 
 

31. The Owner shall be required to grant Metrolinx an environmental 
easement for operational noise and vibration emissions, registered 
against the subject property in favour of Metrolinx. 

 
32. The Owner shall install and maintain a chain link fence with a minimum 

height of 1.83 metres along the mutual property line with Metrolinx rail 
line.  
 

33. Hydro supply for severance fronting Stevenson Street North will be 
supplied from Stevenson Street North. The hydro services for these 

severances should be underground, supplied from the existing pole line 
on Stevenson Street North.  

 

34. Hydro supply for severance fronting William Street will be supplied from 
William Street. The hydro services for this severance may be overhead. 

Conversion to underground service will be at the developer’s expense as 
per Guelph Hydro Electric Systems Inc. conditions of service.  

 

35. A minimum distance of 3.0 metres must be maintained between any 
dwelling units and pad-mounted transformers.  
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36. A minimum distance of 1.5 metres must be maintained between any 
driveways/entrances and distribution poles or pad-mounted transformers. 

Any relocations required would be done at the owner’s expense.  
 

37. A 4.2 metre by 4.2 metre area will be required for a low-profile, pad-
mounted transformer on the common elements portion of the 
development.  

 
38. Hydro meter locations are subject to Guelph Hydro standards and 

requirements.  
 
39. That prior to the issuance of building permits and prior to undertaking 

activities which may injure or destroy regulated trees, the applicant 
submit a revised Tree Preservation Plan (TIPP) prepared by an arborist 

and in accordance with the Private Tree Protection By-law (2010-19058) 
for approval and to the satisfaction of the General Manager of Planning, 
Urban Design and Building Services; 

 
40. That prior to the endorsation of deeds and prior to undertaking activities 

which may injure or destroy City owned trees, and where it is determined 
through the preparation of the TIPP that removal or harm of a City owned 

tree is required; a certified Arborist must provide a written analysis of the 
reasons for the City tree’s removal to the satisfaction of the Manager of 
Parks Operations and Forestry. 

 
41. That prior to undertaking activities which may injure or destroy regulated 

trees the applicant erect tree protection fencing at one (1) metre from 
the dripline of any existing trees to be retained on the property, or on 
adjacent properties, which may be impacted in accordance with the 

approved TIPP and to satisfaction of the General Manager of Planning, 
Urban Design and Building Services;  

 
42. That prior to the issuance of building permits and prior to undertaking 

activities which may injure or destroy regulated trees, the applicant 

submit a Landscaping, Compensation and Replacement Plan (LCRP) in 
accordance with the Private Tree Protection By-law (2010-19058) for 

approval to the satisfaction of the General Manager of Planning, Urban 
Design and Building Services, and the LCRP must be implemented; 

 

43. That prior to the issuance of building permits and prior to undertaking 
activities which may injure or destroy trees, the applicant will provide 

securities covering a portion of the cost of the approved Landscaping, 
Compensation and Replacement Plan (LCRP) based on a cost estimate 
provided by a qualified professional and to the satisfaction of the General 

Manager of Planning, Urban Design and Building Services. Securities will 
be held until implementation of the LCRP; 
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44. That prior to the issuance of building permits and prior to undertaking 
activities which may injure or destroy regulated trees, and where 

replacement plantings are not achievable on the subject lands, the owner 
will provide cash in lieu payment in accordance with the Private Tree 

Protection By-law (2010-19058), to the satisfaction of the General 
Manager of Planning, Urban Design and Building Services; 

 

45. That the applicant contacts the City to inspect the tree protection fence 
prior to undertaking activities which may injure or destroy regulated 

trees. 
 
46. That the undertaking of activities which may injure or destroy regulated 

trees occur outside of the breeding bird season (approximately April 1 to 
July 31) or include appropriate mitigation measures. 

 
47. That a demolition permit will be required before the existing dwelling unit 

at 15 Stevenson Street North is permitted to be demolished. Because the 

dwelling at 15 Stevenson St N was built before 1927 and was identified in 
the Couling Building Inventory, it is defined as a potential built heritage 

resource until considered otherwise by Heritage Guelph.  Heritage Guelph 
will be required to comment on the proposed demolition of this building 

prior to any permit being issued. 
 
48. The developer shall enter into an agreement with the City, to be 

registered on title, satisfactory to the City Solicitor which includes all 
requirements, financial and otherwise to the satisfaction of the City of 

Guelph.  
 
 

  



Page 15 of 69 

 
2C: DRAFT PLAN OF VACANT LAND CONDOMINIUM CONDITIONS 

 
THAT the application by Van Harten Surveying Inc. on behalf of Paul and Maria 

Leombruni for approval of a proposed Draft Plan of Vacant Land Condominium 
applying to property municipally known as 1 and 15 Stevenson Street North and 8 
William Street and legally described as Part of Lot 38, Plan 320, City of Guelph, as 

shown on Schedule A, be APPROVED, subject to the following conditions: 
 

CONDITIONS 
This approval applies to a Draft Plan of Vacant Land Condominium Application 
prepared by Van Harten Surveying on behalf of Paul and Maria Leombruni dated 

November 9, 2017, identifying 7 single detached dwellings within a condominium.  
 

1. The developer shall apply to the City for site plan approval for the 
condominium lands. This application shall include submitting detailed 
plans indicating such items as proposed servicing, grading and drainage, 

erosion and sediment control, access, parking and traffic circulation to 
the satisfaction of the General Manager of Planning, Urban Design and 

Building Services  and the General Manager/City Engineer. Such plans 
shall be certified by a Professional Engineer. All applications for a building 

permit shall be accompanied by a plan that shows that the proposed 
building, grading and drainage is in conformance with the approved 
overall drainage and grading plan.  

 
a. Prior to the issuance of site plan approval, written confirmation shall 

be received from the General Manager of Environmental Services or 
his or her designate that the proposed development is in conformance 
with By-law (2011)-19199, known as the Waste Management By-law. 

Further, the Owner agrees and commits to employ a three-stream 
waste collection system with considerations and opportunities 

developed in their Waste Management Plan that would facilitate the 
transition to City collection at some point in the future. 

b. Prior to any site plan approval, the Developer prepare a Salt 
Management Plan for the condominium satisfactory to the City’s Risk 

Management Official for Source Water Protection. 

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

Financial Officer/City Treasurer, development charges and education 
development charges, in accordance with the City of Guelph Development 
Charges By-law (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 thereof, prior to this 

issuance of any building permits, at the rate in effect at the time of the 
issuance of a building permit. 
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3. The developer shall submit a stormwater management report to the 
satisfaction of the General Manager/City Engineer. Such report is to be 

certified by a Professional Engineer and is to be prepared in accordance 
with the City’s Guidelines and the latest edition of the Ministry of the 

Environment’s Stormwater Management Practices Planning and Design 
Manual.  

 

4. The developer shall submit a geotechnical report, certified by a 
Professional Engineer, to the satisfaction of the General Manager/City 

Engineer which describes the potential impacts of groundwater and 
provides recommendations for pavement design and pipe bedding. 

 

5. Prior to any construction or grading on the lands, the developer shall 
construct, install and maintain erosion and sediment control facilities, 

satisfactory to the General Manager/City Engineer, in accordance with a 
plan that has been submitted to and approved by the General 
Manager/City Engineer. Furthermore, the developer shall provide a 

qualified environmental inspector, satisfactory to the General 
Manager/City Engineer, to inspect the site during all phases of 

development and construction including grading, servicing and building 
construction. The environmental inspector shall monitor and inspect the 

erosion and sediment control measures and procedures on a weekly or 
more frequent basis if required.  The environmental inspector shall report 
on his or her findings to the City on a monthly or more frequent basis. 

 
6. The developer shall obtain a site alteration permit in accordance with City 

By-law (2007)-18420 to the satisfaction of the General Manager/City 
Engineer if grading or earthworks is to occur prior to site plan approval or 
prior to severance. 

 
7. The developer shall stabilize all disturbed soil within 90 days of being 

disturbed, control all noxious weeds and keep ground cover to a 
maximum height of 150 mm (6 inches). 

 

8. The developer shall service, grade, develop and maintain the site in 
accordance with the plans that have been approved by the City.  The 

developer shall have the Professional Engineer who designed the 
servicing certify to the City that they supervised the construction of the 
servicing and that the as-built servicing is functioning properly as 

designed. The developer shall have the Professional Engineer who 
designed the site grading and drainage submit an as-built grading and 

drainage plan to the City.  
 
9. The developer acknowledges that the City does not allow retaining walls 

higher than 1metre abutting existing residential properties without the 
permission of the General Manager/City Engineer. 

 



Page 17 of 69 

10. The developer shall make satisfactory arrangements with Guelph Hydro 
and phone and cable providers for the servicing of the lands as well as 

provisions for any easements and/or rights-of-way for their plant. 
 

11. The developer shall be responsible for the cost of design, development 
and implementation (including planting) of a Street Tree Planting Plan in 
accordance with City specifications. The developer shall provide the City 

with cash or letter of credit to cover the City approved estimate for the 
cost of development of the street tree plan to the satisfaction of the City. 

The developer shall warranty the trees for two winters. Replacement 
trees are to be warrantied for (a) the remainder of the warranty period of 
the original tree or (b) an additional year, whichever is greater. Once the 

tree has been planted, the developer shall provide the City with a 
certificate that certifies that the tree stock quality meets Canadian 

Nursery Landscape Association standards and that the tree has been 
planted following the City’s Part B Specifications. The certificate must be 
certified by a landscape architect, certified arbourist or professional 

forester (who must be a qualified member of the Ontario Professional 
Foresters Association). At the end of the warranty period (after the 

second winter), the developer shall provide the City with a second 
certificate that certifies that the tree was cared for as per the approved 

watering and maintenance plan on the Street Tree Planting Plan and that 
the tree is free of defects and disease. 

 

12. The developer shall ensure that any private water supply wells, 
boreholes, monitoring wells and septic systems are decommissioned in 

accordance with O. Reg. 903.  
 
13. The developer shall confirm to the satisfaction of the General 

Manager/City Engineer that the basements will have a 0.5metre 
separation from the seasonal high groundwater elevation. 

 
14. The developer shall pay to the City the actual cost of construction of 

municipal services within the City’s right-of-way including such items as 

sanitary, water and storm laterals, driveways, curb cuts and/or curb fills, 
sidewalk . Prior to approval of the plans, the developer shall pay to the 

City the estimated cost of the construction of municipal services as 
determined by the General Manager/City Engineer. 

 

15. The developer shall pay the estimated and the actual cost for 
decommissioning and removal of any services as determined by the 

General Manager/City Engineer. 
 
16. The developer shall construct the new buildings at such an elevation that 

the lowest level of the buildings can be serviced with a gravity connection 
to the sanitary sewer. 
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17. All electrical services to the site are to be underground and the developer 
shall make satisfactory arrangements with Guelph Hydro Electric Systems 

Inc. for the servicing of the site as well as provisions for any easements 
and/or rights-of-way for their plant. 

 
18. The developer shall submit a report prepared by a Professional Engineer 

to the satisfaction of the Chief Building Official certifying that all fill 

placed below proposed building locations has adequate structural capacity 
to support the proposed building. All fill placed within the allowable 

Zoning By-law envelope for building construction shall be certified to a 
maximum distance of 30 metres from the street line. This report shall 
include the following information; lot number, depth of fill, top elevation 

of fill and the area approved for building construction from the street line.  
 

19. The developer shall submit a report prepared by a Professional Engineer 
to the satisfaction of the Chief Building Official providing an opinion on 
the presence of soil gases (Radon and Methane) in the plan in accordance 

with applicable provisions contained in the Ontario Building Code. 
 

20. The developer shall place the following notifications in all offers of 
purchase and sale for all lots and/or dwelling units and agrees that these 

same notifications shall be placed in the agreement to be registered on 
title: 

 

“Purchasers and/or tenants of all lots or units are advised that 
sump pumps will be required for every lot unless a gravity 

outlet for the foundation drain can be provided on the lot in 
accordance with a certified design by a Professional Engineer.”  
 

“Purchasers and/or tenants of all lots or units are advised that 
if any fee has been paid by the purchaser to the Developer for 

the planting of trees on City boulevards in front of residential 
units does not obligate the City or guarantee that a tree will be 
planted on the boulevard in front or on the side of a particular 

residential dwelling. The City shall not provide regular 
maintenance for trees planted on private property save and 

except any maintenance conducted pursuant to section 62 of 
the Municipal Act, 2001, c.25, as amended, and purchasers of 
all lots or units shall be obligated to maintain any tree on 

private property in accordance with and pursuant to the City of 
Guelph’s Property Standards By-law (2000)-16454, as 

amended.” 
 
“Purchasers and/or tenants of all lots or units, are advised prior 

to the completion of home sales, of the time frame during 
which construction activities may occur, and the potential for 

residents to be inconvenienced by construction activities such 
as noise, dust, dirt, debris, drainage and construction traffic.” 
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“Purchasers and/or tenants of all lots or units are advised that 

on-street parking restrictions may apply to the street fronting 
their property.” 

 
21. The developer shall enter into an agreement with the City, to be 

registered on title, satisfactory to the City Solicitor which includes all 

requirements, financial and otherwise to the satisfaction of the City of 
Guelph.  

 
22. The developer shall implement/incorporate any noise and/or vibration 

attenuation measures recommended in a Noise and Vibration Study by a 

qualified Professional Engineer, approved by the General Manager/City 
Engineer for each dwelling unit to be constructed. 

 
23. The Owner agrees to provide a safety setback of habitable buildings from 

the railway right-of-way at a minimum of 30 metres in conjunction with a 

safety berm, to the satisfaction of Metrolinx or any future successor. 
 

24. The following clause shall be inserted in all development agreements, 
offers to purchase, and agreements of Purchase and Sale or Lease of 

each dwelling unit within 300m of the railway right-of-way:  
 
 “Warning: Metrolinx or its assigns or successors in interest has or have a 

right-of-way within 300 metres from the land the subject hereof. There 
may be alterations to or expansions of the railway facilities on such right-

of-way in the future including the possibility that the railway or its 
assigns or successors as aforesaid may expand its operations, which 
expansion may affect the living environment of the residents in the 

vicinity, notwithstanding the inclusion of any noise and vibration 
attenuating measures in the design of the development and individual 

dwelling(s).  Metrolinx will not be responsible for any complaints or 
claims arising from use of such facilities and/or operations on, over or 
under the aforesaid right-of-way.” 

 
25. Any proposed alterations to the existing drainage pattern affecting 

Metrolinx Railway property must receive prior concurrence from the 
Railway and be substantiated by a drainage report to the satisfaction of 
the Railway. 

 
26. The Owner shall through restrictive covenants to be registered on title 

and all agreements of purchase and sale or lease provide notice to the 
public that the safety berm, fencing and vibration isolation measures 
implemented are not to be tampered with or altered and further that the 

Owner shall have sole responsibility for and shall maintain these 
measures to the satisfaction of Metrolinx. 
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27. The Owner shall enter into an Agreement with Metrolinx stipulating how 
Metrolinx's concerns will be resolved and will pay Metrolinx's reasonable 

costs in preparing and negotiating the agreement. 
 

28. The Owner shall be required to grant Metrolinx an environmental 
easement for operational noise and vibration emissions, registered 
against the subject property in favour of Metrolinx. 

 
29. The Owner shall install and maintain a chain link fence with a minimum 

height of 1.83 metres along the mutual property line with Metrolinx rail 
line.  

 

30. Prior to any site plan approval, site alteration and/or tree removal, the 
Developer shall prepare an updated Tree Inventory & Preservation Plan 

as well as a Landscaping, Compensation and Replacement Plan, 
satisfactory to the General Manager of Planning, Urban Design and 
Building Services prior to any site alteration, tree removal or construction 

on the site. 
 

31. Prior to any site plan approval, site alteration and/or tree removal, The 
Developer shall prepare detailed Landscaping, Compensation and 

Replacement Plan, prepared by an OALA that includes provision of street 
trees and landscaping of amenity space/ common elements of the 
condominium satisfactory to the General Manager of Planning, Urban 

Design and Building Services. 
 

32. Prior to any site plan approval, site alteration and/or tree removal, the 
Developer shall provide a qualified Environmental Inspector, satisfactory 
to the General Manager of Planning, Urban Design and Building Services 

and the City Engineer, to inspect the site during all phases of 
development and construction including grading, servicing, and building 

construction. The environmental inspector shall monitor and inspect the 
erosion and sediment control and tree protection measures and 
procedures on a weekly or more frequent basis and report on their 

findings to the City on a monthly basis.  
 

33. Prior to any site plan approval, site alteration and/or tree removal, the 
Developer shall complete and provide a security to the City to ensure the 
proper and timely completion of all landscaping in accordance with the 

approved Landscaping Plan(s). The amount of the securities required is 
determined from a detailed cost estimate for the sited works, listing 

items, quantities, unit costs and total costs. The cost estimate is to be 
prepared by the consultant and to the satisfaction of the General 
Manager of Planning, Urban Design and Building Services.  

 
34. The developer shall provide the City with a 3 metre road widening across 

the Stevenson Street frontage. The road widening shall be conveyed clear 
of encumbrance to the satisfaction of the City Solicitor. 
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35. Fire Access Routes that are required to be constructed under the Ontario 

Building Code, the Ontario Fire Code or are required by Municipal Bylaw 
are specifically provided to facilitate access for firefighting operations and 

shall not be obstructed by gates, fences, building materials, vehicles or 
any other form of obstruction.  The construction of a gate or fence within 
a fire route is not permitted and is a direct contravention of Division B, 

sentence 2.5.1.2 (1) of the Ontario Fire Code as amended.    
 

36. That prior to site plan approval and prior to any construction or grading 
on the lands, the owner shall enter into a Site Plan Control Agreement 
with the City, registered on title, satisfactory to the City Solicitor and the 

General Manager/City Engineer, covering the recommendations noted 
above and to develop the site in accordance with the approved plans. 

37. The Developer agrees in the Condominium Agreement to advise the 
future Condominium Corporation that adequate sidewalks, lighting and 

snow removal must be provided to allow children to walk safely to school 
or a congregated bus stop. 

38. The Developer agrees in the Condominium Agreement to advise the 
future Condominium Corporation that “This development has private road 

access, Service de transport de Wellington-Dufferin Student 
Transportation Services does not run school buses on private roadways 

and therefore potential busing students will be required to meet the bus 
at a congregated bus pick-up point.” 

39. Hydro supply for condominium units 1 through 7 will be supplied from 
Stevenson Street North. The hydro services for these units should be 

underground except for a pad-mounted transformer.  
 
40. A minimum distance of 3.0 metres must be maintained between any 

dwelling units and pad-mounted transformers.  
 

41. A minimum distance of 1.5 metres must be maintained between any 
driveways/entrances and distribution poles or pad-mounted transformers. 
Any relocations required would be done at the owner’s expense.  

 
42. A 4.2 metre by 4.2 metre area will be required for a low-profile, pad-

mounted transformer on the common elements portion of the 
development.  

 

43. An easement will be required on the common elements portion of the 
development for Guelph Hydro Electric System Inc. primary distribution 

equipment, secondary distribution and pad-mounted transformer.  
 
44. The provision of street lighting internal to the private development will be 

the responsibility of the developer. A separate service may be required 
for any common element power requirements.  
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45. Hydro meter locations are subject to Guelph Hydro standards and 

requirements.  
 

46. The Developer shall satisfy all requirements and conditions of Canada 
Post including but not limited to: advisories and suitable mailbox 
locations. The Developer shall ensure that the eventual unit/homeowner 

is advised in writing by the developer / subdivider / builder that Canada 
Post has selected the municipal easement to their lot for a Community 

Mail Box installation and the developer shall be responsible for the 
installation of concrete pads in accordance with the requirements of 
Canada Post, in locations to be approved by Canada Post to facilitate the 

placement of Community Mail Boxes.  

47. The Developer shall enter into a Condominium Agreement with the City, 
to be registered on title, to the satisfaction of the City Solicitor and 
General Manager/City Engineer which includes all requirements, financial 

and otherwise as noted to the satisfaction of the City of Guelph.  
 

Conditions to be met prior to registration: 
48. Prior to condominium registration, the developer shall obtain approval of 

the General Manager/City Engineer with respect to the availability of 

adequate water supply and sewage treatment capacity. 
 

49. Prior to condominium registration, the developer shall provide the City 
with a drainage certificate from an Ontario Land Surveyor or a 
Professional Engineer certifying that the fine grading and 

sodding/vegetation of the site is complete and that the elevation of the 
building foundation(s) and the grading of the site is in conformity with 

the approved grading and drainage plan.   Any variance from the 
approved plans has received the prior approval of the City Engineer.  
Furthermore, the City may not issue a release of this condition for the 

site or any phase of the site during the months of December, January, 
February and March. 

 
50. Prior to the condominium registration, the developer shall have the 

Professional Engineer who designed the storm water management system 
certify to the City that he/she supervised the construction of the storm 
water management system, and that the storm water management 

system was approved by the City and that it is functioning properly. 
 

51. Prior to condominium registration, the developer shall provide the City 
with a certificate from a Professional Engineer certifying that the sanitary 
sewers, building drains, building sewers, building storm drains, building 

storm sewers, watermains, water distribution system, hydrants, 
catchbasins, roadways, driveways, parking areas and sidewalks that are 

to become part of the common facilities and areas, are in good repair, 
free from defects and functioning properly. 
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52. Prior to condominium registration, the developer shall have a Professional 

Engineer and/or Ontario Land Surveyor identify all the sanitary sewers, 
building drains, building sewers, building storm drains, storm sewers, 

stormwater management system,  watermains and water distribution 
system serving the site and also identify the locations where easements 
are required. 

 
53. Prior to condominium registration, an independent lawyer shall certify 

that the proposed condominium has easements for all the sanitary 
sewers, building drains, building sewers, building storm drains, storm 
sewers, stormwater management system, watermains and water 

distribution system serving the condominium, which are located on 
private lands other than the lands being registered 

 
54. Prior to condominium registration, the Developer shall pay to the City the 

total cost of reproduction and distribution of the Guelph Residents 

Environmental Handbook, to all future residents with such payment 
based on a cost of one handbook per residential dwelling unit as 

determined by the City, prior to draft plan approval for any residential 
development. 

 
55. The Owner shall be responsible for the payment of cash-in-lieu of 

parkland dedication for all lands of the Draft Plan of Condominium in the 

amount of 5% of land value to the satisfaction of the Deputy CAO of 
Public Services pursuant to s. 51.1 of the Planning Act prior to the 

registration of the subdivision. 
 

a. Prior to registration of the condominium, the Owner shall provide to 

the Deputy CAO of Public Services a satisfactory appraisal report 
prepared for The Corporation of the City of Guelph for the purposes of 

calculating the payment of cash-in-lieu of parkland dedication pursuant 
to s.51.1 of the Planning Act.  For the purposes of determining the 
amount of payment, the value of the land shall be determined as the 

day before the approval of Draft Plan. The appraisal report shall be 
prepared by a qualified appraiser who is a member in good standing of 

the Appraisal Institute of Canada, and shall be subject to the review 
and approval of the Deputy CAO of Public Services.  Notwithstanding 
the foregoing, if the appraisal provided by the applicant is not 

satisfactory to the Deputy CAO of Public Services, acting reasonably, 
the City reserves the right to obtain an independent appraisal for the 

purposes of calculating the payment of cash-in-lieu of parkland 
dedication. 

 

56. Prior to condominium registration, the owner shall provide any required 
easements within the condominium as common elements of the 

condominium.  
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Conditions to be met prior to the issuance of a building permit 
 

 
57. The Developer shall ensure that all buildings and structures shown in the 

Declaration and Description as being included in the common elements 
shall be constructed prior to final approval and registration of the Plan of 
Condominium.  

 
58. The Condominium Declaration shall contain appropriate provisions setting 

out responsibility for maintaining, repairing and replacing services which 
serve: 

a. More than one unit, whether or not those services are within the 
common elements or within a unit; 

b. An owner’s unit only, that are located within the owner’s unit or 
another unit; and 

c. The owner’s unit only, that are located within the common elements.  

59. The Developer shall pay any outstanding debts owed to the City.  

60. The Developer shall pay Development Charges to the City in accordance 
with By-law Number (2014) - 19692, 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, prior to the issuance 
of any building permits, at the rate in effect at the time of issuance of a 
building permit. 

61. The Developer shall provide the City with written confirmation from the 

Engineering Department of Guelph Hydro Electric Systems Inc. that the 
vacant land condominium hydro servicing has been completed to the 
satisfaction of Guelph Hydro.  

 
 

NOTES: That this Draft Plan Approval shall lapse at the expiration of 3 
years from the date of issuance of Draft Plan approval. 
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ATT-3 
Official Plan Land Use Designations and Policies 
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ATT-3 (continued) 
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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ATT-4 
Official Plan Amendment #48 Land Use Designations and Policies 
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ATT-4 (continued) 
Official Plan Amendment #48 Land Use Designations and Policies 

  
9.3.2 Low Density Residential 

This designation applies to residential areas within the built-up area of the City 
which are currently predominantly low-density in character. The predominant land 
use in this designation shall be residential. 

 
Permitted Uses 

1.  The following uses may be permitted subject to the applicable provisions of this 
Plan: 
i)  detached, semi-detached and duplex dwellings; and 

ii) multiple unit residential buildings, such as townhouses and apartments. 
 

Height and Density 
The built-up area is intended to provide for development that is compatible with 
existing neighbourhoods while also accommodating appropriate intensification to 

meet the overall intensification target for the built-up area as set out in Chapter 3.  
 

The following height and density policies apply within this designation: 
2.  The maximum height shall be three (3) storeys. 

3.  The maximum net density is 35 units per hectare and not less than a minimum 
net density of 15 units per hectare. 

4.  Notwithstanding policies 9.3.2.2 and 9.3.2.3, increased height and density may 

be permitted for development proposals on arterial and collector roads without 
an amendment to this Plan up to a maximum height of six (6) storeys and a 

maximum net density of 100 units per hectare in accordance with the Height 
and Density Bonus policies of this Plan. 
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ATT-5 
Existing Zoning  
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ATT-5 (continued) 
Existing Zoning and Details 

 

5.1 RESIDENTIAL SINGLE DETACHED (R.1) ZONES 

5.1.1 PERMITTED USES 
The following are permitted Uses within the R.1A, R.1B, R.1C, and R.1D 

Zones: 
 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 
 

5.1.2 REGULATIONS 

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 existing Lots within the same City Block Face, but in no 
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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 minimum Front Yard or Exterior Side Yard shall be 6 metres 
or the average of the Setbacks of the adjacent properties. 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.  

 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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EXCERPT FROM TABLE 5.1.2 - REGULATIONS GOVERNING R.1 ZONES 
 

1 Residential Type Single Detached Dwellings 

2 Zone R.1B 

3 Minimum Lot Area 460 m2 

4 Minimum Lot Frontage 15 metres and in accordance with Section 5.1.2.6. 

5 Maximum Building Height 3 Storeys and in accordance with Section 4.18. 

6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24, 

5.1.2.3, 5.1.2.4 and 5.1.2.7. 

6a Minimum Exterior Side 

Yard 

4.5 metres and in accordance with Sections 4.6, 4.24, 

4.28, 5.1.2.3, 5.1.2.4 and 5.1.2.7. 

7 Minimum Side Yard 

1 to 2 Storeys 

Over 2 Storeys 

 

1.5 metres 

2.4 metres 

and in accordance with Sections 5.1.2.8, 5.1.2.1 and 

5.1.2.2. 

8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is less and 

in accordance with Section 5.1.2.4. 

9 Accessory Buildings or 

Structures 

In accordance with Section 4.5 

10 Fences In accordance with Section 4.20. 

11 Off-Street Parking In accordance with Section 4.13. 

12 Minimum Landscaped 

Open Space 

The Front Yard on any Lot, excepting the Driveway 

(Residential) shall be landscaped and no parking shall be 

permitted within this Landscaped Open Space.  Despite the 

definition of Landscaped Open Space, a minimum area of 

0.5 metres between the Driveway (Residential) and 

nearest Lot Line must be maintained as landscaped space 

in the form of grass, flowers, trees, shrubbery, natural 

vegetation and indigenous species. 

13 Garbage, Refuse and 

Storage 

In accordance with Section 4.9. 

14 Garages For those Lots located within the boundaries indicated on 

Defined Area Map Number 66, attached Garages shall not 
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project beyond the main front wall of the Building. Where 

a roofed porch is provided, the Garage may be located 

ahead of the front wall of the dwelling (enclosing Habitable 

Floor Space on the first floor) equal to the projection of the 

porch to a maximum of 2 metres. 
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ATT-6 
Proposed Zoning and Details 
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ATT-6 (continued) 
Proposed Zoning and Details 

 
Proposed Zoning: Specialized Residential Single Detached (R.1D - ?) 

 
The regulations governing R.1 Zones in Section 5.1 as noted in ATT-5 above, with 
the following regulations and exception:  

 
EXCERPT FROM TABLE 5.1.2 - REGULATIONS GOVERNING R.1 ZONES 

 
1 Residential Type Single Detached Dwellings 

2 Zone R.1D 

3 Minimum Lot Area 275 m2 

4 Minimum Lot Frontage 9 metres and in accordance with Section 5.1.2.5 and 

5.1.2.6. 

5 Maximum Building Height 3 Storeys and in accordance with Section 4.18. 

6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24, 

5.1.2.3, 5.1.2.4 and 5.1.2.7. 

6a Minimum Exterior Side 

Yard 

4.5 metres and in accordance with Sections 4.6, 4.24, 

4.28, 5.1.2.3, 5.1.2.4 and 5.1.2.7. 

7 Minimum Side Yard 

1 to 2 Storeys 

Over 2 Storeys 

 

0.6 metres 

and in accordance with Sections 5.1.2.1 and 5.1.2.2. 

8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is less and 

in accordance with Section 5.1.2.4. 

9 Accessory Buildings or 

Structures 

In accordance with Section 4.5 

10 Fences In accordance with Section 4.20. 

11 Off-Street Parking In accordance with Section 4.13. 

12 Minimum Landscaped 

Open Space 

The Front Yard on any Lot, excepting the Driveway 

(Residential) shall be landscaped and no parking shall be 

permitted within this Landscaped Open Space.  Despite the 

definition of Landscaped Open Space, a minimum area of 

0.5 metres between the Driveway (Residential) and 

nearest Lot Line must be maintained as landscaped space 

in the form of grass, flowers, trees, shrubbery, natural 
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vegetation and indigenous species. 

13 Garbage, Refuse and 

Storage 

In accordance with Section 4.9. 

14 Garages For those Lots located within the boundaries indicated on 

Defined Area Map Number 66, attached Garages shall not 

project beyond the main front wall of the Building. Where 

a roofed porch is provided, the Garage may be located 

ahead of the front wall of the dwelling (enclosing Habitable 

Floor Space on the first floor) equal to the projection of the 

porch to a maximum of 2 metres. 

 

Proposed Specialized Regulations:  
Fences 

That despite Table 5.1.2, Row 10 and Section 4.20 of the Zoning By-law, fences 
shall not be located in the side yard between dwelling units.  
 

Definition of a Lot 

For the purposes of this Zone, a condominium unit shall be considered a Lot as 

defined by this Zoning By-law.  
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ATT-7 

Proposed Development Concept and Building Elevations  
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ATT-7 (continued) 

Proposed Front Elevation of Condominium Units  
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ATT-7 (continued) 

Proposed Dwelling Type facing Stevenson St North 
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ATT-8 

Proposed Draft Plan of Vacant Land Condominium 
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ATT-9 

Planning Analysis 

2014 Provincial Policy Statement  
The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of 

provincial interest related to land use planning and development. Key objectives of 
the PPS include: building strong communities; wise use and management of 

resources; and protecting public health and safety. The PPS promotes efficient land 
use and development patterns that support strong, liveable and healthy 
communities, protect the environment and public health and safety, and facilitate 

economic growth. Planning decisions are required to be consistent with the 2014 
PPS. 

 
The 2014 Provincial Policy Statement (PPS) refers to focusing growth within 
settlement areas with densities and a mix of land uses which efficiently use land 

and resources. 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. The proposed development is within the 

City’s settlement area and will allow efficient use of existing infrastructure by 
increasing the residential density by redeveloping three large single detached lots 

into a total of 11 single detached dwellings (two existing, two new lots and seven in 
a plan of condominium.  
 

In summary, the proposed development is in compliance with the PPS. 
 

Provincial Growth Plan for the Greater Golden Horseshoe (Places to Grow) 
The Growth Plan for the Greater Golden Horseshoe (2017) provides a framework for 

managing growth in the Greater Golden Horseshoe, including: 

• directing growth to built-up area where capacity exists to best accommodate 

population and employment growth; and 

• promoting transit supportive densities and a healthy mix of residential and 

employment uses. 

The Growth Plan also encourages the development of compact, vibrant and 

complete communities with a mix of land uses and a range and mix of employment 

and housing types.  

 

The Growth Plan provides an overall target for intensification. The original Growth 

Plan from 2006 included that by the year 2015, a minimum of 40% of all residential 

growth would occur within the built-up area. Recently revised, the 2017 Growth 

Plan has increased the required amount of intensification to occur in built up areas 

to 50% of all development from the time of the next municipal comprehensive 
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review until 2031, and then from 2031 onwards, a minimum of 60% of all 

development must occur in the built-up area.  

 

This development is within the built-up area of the City and contributes to our 

overall intensification of the built up area, as it currently contains three single-

detached dwellings at a density of 4 units per hectare and is proposed to be 

redeveloped as 11 units at a density of approximately 16 units per hectare. This 

added density along Stevenson Street North also supports transit and adds to the 

efficient use of existing infrastructure and services.  

 

Official Plan Conformity 
The proposed development meets several of the major goals and objectives of the 

Official Plan. This includes efficiently utilizing the land base and establishing 
complementary and compatible land uses that are well integrated with adjacent 

lands. 
 
Other major goals and objectives of the Official Plan satisfied by the proposed 

development include: 

• directing development to an area where municipal services and related 

infrastructure are most readily or can be made available; 

• assists in promoting a compact development pattern to avoid urban sprawl; 

• ensuring development is sympathetic and compatible with the built form of 

existing land uses; 

• assists in accommodating projected growth within the settlement area 

boundary; 

• provides for additional residential land uses; 

• assists in providing for an adequate supply and range of housing types; and 

• supports transit, walking and cycling for everyday activities. 

The applicant is proposing single detached dwellings on the portion of the property 
designated as “General Residential”.  The predominant use of land in areas 

designated, as “General Residential” is residential. All forms of residential 
development are permitted in conformity with the policies of this designation. The 
general character of development will be low-rise housing forms. The surrounding 

neighbourhood consists almost entirely of single-detached housing in a wide range 
of lot sizes.    

 
The net density of development is not to exceed 100 units per hectare within the 
“General Residential” land use designation.  The proposed density is approximately 

16 units per hectare, while the current density is approximately 4 units per hectare. 
The density calculation for this site includes the lands on the southerly side of the 

site that buffer the development from the adjacent railway and cannot be built 
upon.  
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The proposed development will create single detached dwellings on small lots 

compatible with the surrounding single detached dwellings which exist on a variety 
of lot sizes and configurations. The proposed lot sizes provide for a more intensive 

and efficient use of land in a built up area of the City. The development will utilize 
existing services available on Stevenson Street North and William Street.  
 

Official Plan Amendment 48  
Official Plan Amendment #48 (OPA 48), a comprehensive update to the City’s 

Official Plan, designates the subject property as “Low Density Residential. A 
Decision and Order from the Ontario Municipal Board on October 5, 2017 has 
brought OPA 48 into full force and effect.  Although the applications which were 

received prior to OPA 48 coming into full force and effect are being processed under 
the 2001 Official Plan, Staff must have regard to the policies and designations of 

OPA 48. The land use designations and related policies contained in OPA 48 are 
included in ATT-4. 
 

The Low Density Residential designation applies to residential areas within the built-
up area of the City which are currently predominantly low-density in character. The 

predominant land use in this designation is residential and includes single and semi-
detached dwellings. The maximum height is limited to three (3) storeys in this 

designation and the maximum net density is 35 units per hectare and not less than 
a minimum net density of 15 units per hectare.  The proposed development is 
consistent with the “Low Density Residential” designation as it proposes two storey 

high single detached dwellings with a density of 16 units per hectare. 
 

The proposed draft plan of vacant land condominium will create single detached 
dwellings on small lots (technically condominium units) compatible with the 
surrounding single detached dwellings which exist on a variety of lot sizes and 

configurations. The proposed unit sizes provide for a more intensive and efficient 
use of land in a built up area of the City. The condominium development will utilize 

existing services available on Stevenson Street North.  
 
Draft Plan of Vacant Land Condominium Approval 

Registration of a Draft Plan of Vacant Land Condominium is required to establish 
condominium ownership of the 7 single detached lots fronting onto the private 

road, as per the plan shown in Attachment 7. Vacant land condominiums include 
units and common elements. The common elements would include the internal 
private roadway, the stormwater management area, visitor parking, the berm that 

acts as a railway buffer and the snow storage area. These common elements will be 
owned and maintained by a condominium corporation and a reserve fund will be 

required to cover the ongoing maintenance and operation of the common elements.  
 
The “unit” is the parcel of land on which the single detached dwelling would be 

constructed. When a vacant land condominium is registered, each unit may be sold 
to a future homeowner, either before or after the dwelling has been constructed on 

the unit. The building or structures on the vacant land are not part of the 
condominium.  
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Review of Proposed Zoning  
The requested Specialized R.1D-? Zone is appropriate to implement the proposed 

development for the subject property. This will allow for single detached lots to be 
developed on the subject property through both severances and a Draft Plan of 

Condominium, with minimum lot frontages of 9 metres.   
 
The specialized R.1D zoning regulations requested are minor in nature and 

considered appropriate to address specific site design issues associated with this 
site and the development of single detached dwellings on a private condominium 

road.  
 
The applicant has requested a specialized regulation prohibiting fencing in the 

interior side yards between units, to ensure there is adequate space for residents to 
access the rear yard amenity areas.  

 
Further staff review identified one other specialized regulation requirements as 
follows: That for the purposes of this zone, a condominium unit shall be considered 

to be a Lot as defined by this Zoning By-law. This regulation will clarify appropriate 
yards and setbacks for the single detached dwellings that are proposed to be part 

of the draft plan of vacant land condominium.  
 

Urban Design/Compatibility 
A concern was raised after the Public Meeting about the compatibility of the 
proposed housing design with the rest of the neighbourhood. The proposed front 

elevation consisted of a double car garage, with entrances to the dwelling unit on 
the side of each unit (see proposed elevation in Att-5). The applicant was able to 

widen the lots that front on the streets to create lots that could accommodate a 
house with a double car garage and a street-facing front entrance, similar to many 
R.1D lots built today. The dwelling units on the interior of the site within the vacant 

land condominium are still proposed to remain as originally proposed. These units 
are designed to be built as an accessory unit on the first level, behind the garage 

and a main unit on the second floor and all of these units are proposed to be rental. 
This type of house design is permitted in the current Zoning By-law.  
 

Staff note that now that Official Plan Amendment #48 is in full force and effect, the 
Zoning By-law will be comprehensively updated to ensure that visible, street facing 

front doors will be required on all new single detached dwellings.  
 
Trees 

A concern was raised at the Public Meeting regarding tree removals along the fence 
line with the adjacent neighbour to the north. The applicant completed a Tree 

Inventory and Preservation Plan which identified all tree removals required for the 
development as proposed and required tree compensation. Prior to any tree 
removals, the applicant is required to submit an updated Tree Inventory and 

Preservation Plan in line with the detailed site design through the Site Plan approval 
process, together with detailed landscaping plans. Staff note it is the applicant’s 

responsibility to obtain permission from the adjacent property owner for the 
removal of any trees along the property line that may have shared ownership. 
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Site Access 

The proposed Condominium lands would have a single full movement access onto 
Stevenson Street North. A retained detached dwelling at 1 Stevenson Street North 

is required to move its driveway access onto the private road instead of directly 
accessing Stevenson Street North to ensure street accesses are safely separated.  
 

Municipal Services  
Existing services are available within the right-of-way along Stevenson Street 

North. The City’s Development Engineering Division has recommended a number of 
conditions regarding how the site is serviced, graded and managed that are 
included as part of the Draft Plan of Vacant Land Condominium Conditions and will 

be implemented through Site Plan Approval, as well as will become conditions of 
Consent for the future severances.  

 
Demolition of a Single Detached Dwelling at 15 Stevenson Street North 
The applicant will be required to submit a demolition permit application to demolish 

the one (1) single detached dwelling at 15 Stevenson Street North. The single 
detached dwelling is not designated but is listed as part of the Couling Inventory in 

the City of Guelph’s Municipal Register of Cultural Heritage Properties. As such 
when the demolition permit application is received the application will be reviewed 

by Heritage Guelph and the City’s Heritage Planner prior to a decision being made. 
The General Manager of Planning, Urban Design and Building Services has 
delegated authority to approve this demolition permit.   
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ATT-10 
Circulation Comments Summary 

 

Respondent 
No Objection 

or Comment 

Conditional 

Support 
Issues /Concerns 

Planning  √ 

 

Subject to conditions in 

Attachment 2 

Engineering* 
 

√ 

 

Subject to conditions in 
Attachment 2  

Environmental 
Planning*  

 √ 

 

 

Subject to conditions in 
Attachment 2 

Parks Planning* 
 

√ 

 

Subject to conditions in 

Attachment 2 

Zoning* 
 

√ 

 

Subject to conditions in 

Attachment 2 

Canada Post* 
 

 √  Subject to conditions in 

Attachment 2 

Guelph Fire* 
 

 √  Subject to conditions in 

Attachment 2 

Union Gas √   

Guelph Hydro*  √ Subject to conditions in 
Attachment 2 

Upper Grand District 
School Board 

 √ 
Subject to conditions in 
Attachment 2 

Guelph and Wellington 
Development 

Association 

√  
 

Donna Jennison (local 

resident)   

Concern about proposed house 

design and neighbourhood 
compatibility  
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MEMO 
TO: Katie Naswettt:r, Senior Development Planner 

FROM: Mary Angelo, Supervisor, Development Engineering 
DEPARTMENT: Engineering and Capital Infrastructure Services 
DATE: October 13, 2017 
SUBJECT: 1 Stevenson Street, 15 Stevenson Street and 8 William Street 

ZC1613, 23CDM16509 

Making a Difference 

F1LE: 16.131.001 

The applications are for a zoning by-law amendment and draft plan of condominium. The developer wants to 
change the zoning on the properties from Residential Single Detached to Specialized Residential Single Detached 
so that he can create 7 detached homes in a condominium, 2 detached homes fronting Stevenson Street and 1 
detached home fronting William Street; all with smaller frontages and lot sizes. 

Comments 

Source Water Protection 

Source Water Protection staff have reviewed the application and have no comments or requirements. 

Environmental 

E nvironmental staff have reviewed the developer's submitted Phase One Environmental Site Assessment and 
Reliance Letter and have no concerns or requirements. 

Transportation/ Traffic 

Transportation staff reviewed the developer's Sightline Analysis for Stevenson Street and they agree with the 
examination. 

Water Pressure and Sanitary Capacity 

Infrastructure staff have reviewed the plans and have indicated that our existing watc:r system has sufficient and 
adequate supply to accommodate: the: development. They also indicated that water pressures in the watermains on 
Stevenson Street in vicinity of the proposed development under certain conditions such as peak hour demand at 
locations with elevation at 347m height above mean sea level (AMSL) could range from 38.0psi to 42.0psi and 
average day demand at locations with elevation at 341m height AMSL could range from 47.5psi to 52.5psi. Water 
pressures in the watetmains on William Street in vicinity of proposed development under certain conditions such as 
peak hour demand at locations with elevation at 337m ht:ight AMSL could range from 38.0psi to 42.0psi and 
average day dt:mand at locations with elevation at 337m height AMSL could range from 47.5psi to 52.5psi. They 
have also indicated that there are no capacity constraints in the Stevenson and William sanitary sewers to 
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MEMO Making a Difference 

accommodate this development The developer should also be aware that the City does not know the current 
condition of underground infrastructure adjacent to the proposed development. 

Preliminary Servicing. Grading. Drainage. Stormwater Management 

Engineering Technical staff have reviewed the Setvicing Plan, Grading Plan and the Stormwater Management 
Report. We have gone through a few iterations of the plans with the developer's Engineer. Our remaining 
preliminary comments (please see attached marked-up plans) ate such items as: maximum allowable driveway grade 
is 5%, we will need to see additional proposed elevations along the southerly property line and we will need to 
control the proposed drainage from 'Severance 3' to 6 William. We can resolve these details during detailed plan 
review for the condominium or site plan or severance. 

For the condominiwn, the 5-year design storm will oudet to the Stevenson Street storm sewer and the major 
storms will flow overland to Stevenson Street. Peak flow for the 5-year will be attenuated to ptedevelopment rate 
on site using underground storage and parking lot pending. A Stormceptot has been proposed to treat the 
storm water downstream of the underground storage. 

The drainage for the future severance lots appears to be split with the teat portions draining to the condominium 
lands. As such, before the lands are severed, there will need to be an agreement to deal with the drainage that is 
proposed to flow from the retained/ severed lands to the condominium lands. 

There appears to be no basements proposed for the seven condominium units but it is unclear if the other three 
unit~ will have basements or not The developer's Stormwatet Management Report speaks to there being high 
groundwater elevations for the site. As such, the developer will need to confinn to the satisfaction of the General 
Manager/City Engineer that the basement~ will have a 0.5 metre separation from the seasonal high groundwater 
elevation. 

Recommendations 

We support approval of the zone change. 

We provide the following conditions of approval for the draft plan of condominium. These will also be 
requirements of site plan approval and/or severance: 

1. The developer shall provide the City with easements for the existing sewer mains that cross the site. The 
easements dimensions must be to the satisfaction of the City and the easements must be created and 
registered at no cost to the City. AJl easements shall be transferred clear of encumbrance to the satisfaction 
of the City Solicitor. 

2. The developer. shall provide the City with a 3 metre road widening across the Stevenson Street frontage. 
The road widening shall be conveyed clear of encumbrance to the satisfaction of the City Solicitor. 
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MEMO Making a Dlfferen<e 

3. The 1.lt:veloper shall apply to the City for site plan approval for the condominium lands in accordance with 
Section 41 of The Planning Act. This application shall include submitting detailed plans indicating such 
items as proposed servicing, grading and drainage, erosion and sediment control, access, parking and traffic 
circulation to the satisfaction of the General Manager/ City E ngineer. Such plans shall be certi£ed by a 
Professional Engineer. All applications for a building permit shall be accompanied by a plan that shows that 
the proposed building, grading and drainage is in conformance with the approved overall drainage and 
grading plan. 

4. The developer shall submit detailed engineering plans for the severance lots indicating such items as 
proposed servicing, grading and drainage, erosion and sediment control and access to the satisfaction of the 
General Manager/ City E ngineer. Such plans shall be certified by a Professional Engineer. All applications 
for a building pennit shall be accompanied by a plot plan that shows that the proposed building, grading 
and drainage is in conformance with the approved overall drainage and grading plan. 

5. The developer shall submit a stormwater management report to the satisfaction of the General 
Manager/ City Engineer. Such report is to be certified by a Professional Engineer and is to be prepared in 
accordance with the City's Guidelines and the latest edition of the Ministry of the Environment's 
Stormwater Management Practices Planning and Design Manual. 

6. The developer shall submit a geotechnical report, certified by a Professional Engineer, to the satisfaction of 
the General Manager/ City Engineer which describes the potential impacts of groundwater and provides 
recommendations for pavement design and pipe bedding. 

7. Prior to any construction or grading on the lands, the developer shall construct, install and maintain erosion 
and sediment control facilities, satisfactory to the General Manager/ City Engineer, in accordance with a 
plan that has been submitted to and approved by the General Manager/ City Engineer. Furthermore, the 
developer shall provide a qualified environmental inspector, satisfactory to the General Manager/ City 
Engineer, to inspect the site during all phases of development and construction including grading, servicing 
and building construction. The environmental .inspector shall monitor and inspect the erosion and sediment 
control measures and procedures on a weekly or more frequent basis if required. The environmental 
inspector shall report on his or her findings to the City on a monthly or more frequent basis. 

8. The developer shall obtain a site alteration permit in accordance with City By-law (2007)-18420 to the 
satisfaction of the General Manager/City Engineer if grading or earthworks is to occur prior to site plan 
approval or prior to severance. 

9. The developer shall stabilize all disturbed soil within 90 days o f being disturbed, control all noxious weeds 
and keep ground cover to a maximum height of 150 mm (6 inches). 

10. The developer shall service, grade, develop and maintain the site in accordance with the plans that have 
been approved by the City. The developer shall have the Professional Engineer who designed the servicing 
certify to the City that they supervised the construction of the servicing and that the as-built servicing is 
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functioning properly as designed. The developer shall have the Professional Engineer who designed the site 
grading and drainage submit an as-built grading and drainage plan to d1e City. 

11. The developer acknowledges that ilie City docs not allow n:taining walls higher ilian 1 metre abutting 
existing residential properties without ilie permission of ilie General Manager/ City Engineer. 

12. The developer shall make satisfactory arrangements wiili Guelph Hydro and phone and cable providers for 
ilie servicing of the lands as well as provisions for any easements and/ or rights-of-way for ilieir plant. 

13. The developer shall be responsible for ilie cost of design, development and implementation (including 
planting) of a Street Tree Planting Plan in accordance wiili City specifications. The developer shall provide 
ilie City widl cash or letter of credit to cover the City approved estimate for ilie cost of development of the 
street tree plan to the satisfaction of ilie City. The developer shall warranty the trees for two winters. 
Replacement trees are to be warrantied for (a) ilie remainder of dle warranty period of dle original tree or 
(b) an additional year, whichever is greater. Once ilie tree has been planted, ilie developer shall provide the 
City wiili a certificate dlat certifies iliat ilie tree stock quality meets Canadian Nursery Landscape 
Association standards and that the tree has been planted following ilie City's Part B Specifications. The 
certificate must be certified by a landscape architect, certified arbourist or professional forester (who must 
be a qualified member of the Ontario Professional Poresters Association). At ilie end of ilie warranty 
period (after the second winter), the developer shall provide ilie City with a second certificate that certifies 
dlat the tree was cared for as per the approved watering and maintenance plan on the Street Tree Planting 
Plan and that the tree is free of defects and disease. 

14. The developer shall ensure d1at any private water supply wells, boreholes, monitoring wells and septic 
systems are decommissioned in accordance wiili 0. Reg. 903. 

15. The developer shall confirm to ilie satisfaction of the General Manager/ City Engineer that the basements 
will have a O.Smetre separation from the seasonal high groundwater elevation. 

16. The developer shall pay to ilie City the actual cost of construction of municipal services within the City's 
right-of-way including such items as sanitary, water and storm laterals, driveways, curb cuts and/ or curb 
fills, sidewalk . Prior to approval of ilie plans, ilie developer shall pay to the City ilie estimated cost of the 
construction of municipal services as determined by ilie G eneral Manager/City Engineer. 

17. The developer shall pay the estimated and the actual cost for decommissioning and removal of any services 
as determined by ilie General Manager/ City Engineer. 

18. The developer shall construct the new buildings at such an elevation that the lowest level of dle buildings 
can be serviced widl a gravity connection to the sanitary sewer. 
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19. All electrical services to the site are to be underground and the developer shall make satisfactory 
arrangements with Guelph Hydro Electric Systems Inc. for the servicing of the site as well as provisions for 
any ea~ements and/ or rights-of-way for their plant 

20. The developer shall submit a report prepared by a Professional Engineer to the satisfaction of the Chief 
Building Official certifying that all fill placed below proposed building locations has adequate s!Iuctural 
capacity to support the proposed building. All fill placed within the allowable Zoning By-law envelope for 
building construction shall be certified to a maximum distance of 30 metres from the street line. This report 
shall include the following information; lot number, depth of fill, top elevation of fill and the area approved 
for building construction from the s!Ieet line. 

21. 'I1te developer shall ~ubmit a report prepared by a Professional Engineer to the satisfaction of the Chief 
Building Official providing an opinion on the presence of soil gases (Radon and Methane) in the plan in 
accordance \vith applicable provisions contained in the Ontario Building Code. 

22. The developer shall place the following notifications in all offers of purchase and sale for all lots and/ or 
dwelling units and agrees that these same notifications shall be placed in the agreement to be registered on 
title: 

"Purchasers and/ or tenants of all lots or units are advised that sump pumps will be required for 
every lot unless a gravity outlet for cite foundation drain can be provided on the lot in accordance 
with a certified design by a Professional Engineer." 

"Purchasers and/ or tenants of all lots or units are advised that if any fee has been paid by the 
purchaser to the Developer for the planting of trees on City boulevards in front of residential units 
does not obligate the City or guarantee that a tree will be planted on the boulevard in front or on 
the side of a particular residential dwelling. The City shall not provide regular maintenance for trees 
planted on private property save and except any maintenance conducted pursuant to section 62 of 
the Municipal Act, 2001, c.25, as amended, and purchasers of all lots or units shall be obligated to 
maintain any tree on private property in accordance wicit and pursuant to the City of Guelph's 
Property Standards By-law (2000)-16454, as amended." 

"Purchasers and/ or tenants of all lots or units, are advised prior to cite completion of home sales, of 
the time frame during which construction activities may occur, and the potential for residenn. to be 
inconvenienced by con~truction activities such as noise, dust, dirt, debris, drainage and construction 
traffic." 

"Purchasers and/ or tenants of all lots or units are advised that on-street parking restrictions may 
apply to the street fronting tl1eit property." 

23. The developer shall enter into an agreement with the City, to be registered on title, satisfactory to the City 
Solicitor which includes all requirement~, financial and otherwise to the satisfaction of the City of Guelph. 
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24. Prior to condominium registration, the developer shall obtain approval of the General Manager/City 
Eng1neer with respect to the availability of adequate water supply and sewage treatment capacity. 

25. Prior to condominium registration, the developer shall provide the City with a drainage certificate from an 
Ontario Land Surveyor or a Professional Engineer certifying that the fine grading and sodding/vegetation 
of the site is complete and that the elevation of the building foundation(s) and the grading of the site is in 
conformity with the approved grading and drainage plan. Any variance from the approved plans has 
received the prior approval of the City Eng1neer. Furthermore, the City may not issue a release of this 
condition for the site or any phase of the site during the months of December, January, February and 
March. 

26. Prior to the condominium registration, the developer shall have the Professional Eng1neer who designed 
the storm water management system certify to the City that he/she supervised the construction of the 
storm water management system, and that the storm wate.r management system was approved by the City 
and that it is functioning properly. 

27. Prior to condominium registrat ion, the developer shall provide the City with a certificate from a 
Professional Eng1neer certifying that the sanitary sewers, building drains, building sewers, building storm 
drains, building storm sewers, watermains, water distribution system, hydrants, catchbasins, roadways, 
driveways, parking areas and sidewalks that are to become part of the common facilities and areas, are in 
good repair, free from defects and functioning properly. 

28. Prior to condominium registration, the developer shall have a Professional Engineer and/or Ontario Land 
Surveyor identify all the sanitary sewers, building drains, building sewers, building storm drains, storm 
sewers, stom1water management system, watermains and water distribution system serving the site and also 
identify the locations where easements arc required. 

29. Prior to condominium registration, an independent lawyer shall certify that the proposed condominium has 
easements for all the sanitary sewers, building drains, building sewers, building storm drains, storm sewers, 
stormwatet management system, watermains and water distribution system serving the condominium, 
which are located on private lands other than the lands being registered. 

Please do not hesitate to contact us if you have any questions. 

Mary gelo, P.Eng. Terry Ga , P.Eng. Allister MciLveen 
Supervisor, Manager, Infrastructure, Manager, Transportation Services 
Development Eng1nccring Development and Environmental Engineering 
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INTERNAL 
MEMO 
DATE O~tr.ber 31. 2i/17 

TO Katie Nasswetter 

FRO J'tl i· ·,,.·immn(:r; !~l Pl~nui r·u 

DIVI SIO N IDE 
DEPARTNENT Pl~nnh;. .. IJrbiln Oa3ign ilnd Bu !ding Ser-.:: es 

-·~ 

SUBJECT 1 a 15 St evenson Street N and 8 William St - Proposed Zo ning 
By-law Am~ndrnent and Draft Plan of vac-ant Land of 
Condominiu m (ZC16 13J23CDM 16509) 
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i i.'IJI \1i i .III(J o.111d ' '.'l.i \1<.''.~11U:Hl p!;,m ::. 

St.1tt ~lsc r.:~:e th~t ., .. here repl<:~cement pl~r.tir.gs .:~re not <~chi~v.ot le c~sh in lieu m<~t be 
~c:epted .ot o r.ot~ ot $ SC.O for e~ch tree d<lm~ge or Oestr :~y~d. 

=it;;, IV ~taff ll(lt f! rhi'17 rh~ dt':t;,i .,,·J d~::.i [l'l f<:1' ::'11~ U;lu km; inium !<.h:li.I ~J .:.l:<.o'.l r,:ll'l!'.i</o;.r 
fJI<'! itl<.\l.l!'i' ':oj.=<l.';.t (.11-'l.l'·lf l UIIil ~S t l: <.\I,'L'Uillff\l,ld <'!l l!' lf l:''i' l,'l,;f llj,I':'JI .Sd lil: l1

1 
>:olrl:'ltll' 'i'l:''$ c.'lllll 

<'" ':·S•.Id dl'i'll l"'m b•:\11.1i119 l•.1 5U'Jj)l: l t <1 11d .,., ·,lnu u:;.o lh l:' Cily '-:; ull;"'u (l,ll ;.o.sl tiii<.IU~I'I Uw ~ l~ pl~,n 
proces.s. 

com :-;;po·l <llll;J <l)ll<l t ll>n::. ar~ rcoornrrt('n..:l¢d bo:.,lo w . ac. th~Y rclat l) tv ~ad1 cf th~ ,.~nv~• :> 
~PO I<J t one. IX\IUII'Vcl for th $ CI'<.IPCC.JI, 

Cond i tions of Approval (Vacant land Condo and Rezon ing) : 
Thl:! Jullow ny u r.: l l:i'l:U ' IIi ii ~II :Jf::J :.::.~m.l tion:o :.~r \.h ll l ,_;1om i.IPPI \J\'~1 lu1 ll lf: '•/u:.;unl l <Jntl C-:Jutlo 
;;pr k "'tinn ;mrl th~ P:'IITP.~pr:nding r~'oning "'ppl ic:;;; int·, ~hr:ul <l l'l :::o r ,_:,f l <'!r:t ;~•l'l! chl"!r.P. 
·~u· rP.mF!nt~ a~~ r~ l~r: t c:. bP. -l'lt! :1 rf'! ~~P.:1 (lr nr ro ~it~ pl;;n -l'IPI'lrn-.·.;1. 

condm~ro:: to l:lc m~t cnor to ~•to:- p!.;n aPI)I'~val/o:;•:c J lt ¢rot l¢n a1d/cr tr<-~ r-~1rova1 : 
1. I h~ ce•..-¢1(liX'r "jl"all precJrc M l lt'd-l :cd Tree I nventory & Preservat ion Plan .:t') 

well os il Landscap ing, Compensat ion and Replacement Plan. soti~t~ct·:~r•; to t he 
Gener.11 M~n~ger ot Pl~nnil'•9 Servkes ptic r to <~ny sit e nlber~tion , ::ree remo•/<11 or 
n -:n::.: m<.i i(ll'l 1-:n tfl-" ~if~ . 

? . ThP. ~P.'IP.I<JI'>P.' . shr~ll prf!l)nl "= rl~t;,i lel Landscaping, Com pensation a nd 
Repla"me n t P lfln, IJ ''i'IJ ?~I ;,od l>·r ;_,;, Olo.l4 ll· ;,, . in :.lu d l!'>:: j.= l\.l\•i-:;k 1n •;f >:.l l'i'l!'t l 1 ltl:'·~ <111d 
\1'1d5l'~(>i ' l!>' (.)( \UI I ... fl ity ·~J.I\1<.''i'/ r;l)ll lf ll'.lfl l:'fi:' IH'i'll lS tJ f th ;.o (,'l,)lld9 11' iiliUIII -:;;,1lb f.,\d t,lf '( lV 

! he G~neral l•lanager of Phw.ninQ Ser'li :::es. 
:3. The De'.<eloper shall pro\' ide e qual if ied En v ironmental Inspector, safsfact :~~-f to 

;h~ {;~n~r;,l t•Minn~r <1f 1-'l ;mnl!iq s.-~IVIN."!r. .-.n .·J th~~ 0 7'( 1-l"'lfl lno':<:r , i l"> ln:·,l-..~o'.t fo'l,~ r.•r~ 

d un n!'J .;11 lih.'o!".<:!". d .1~\'~ :l:')l'rol)ll7 .;nrl (.o'.lll :'.7rllt:!l ~ll \ mt;h!r! 1'•!1 nr.;u'llli f;, r.o':'"v'll'. ll;l, .-.n,·: 
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buikfn;~ :::onst ruct ion . -h~ erwir:nm~nU.I in~pector shall moni: or O'ld r.sp~ct the 
cro:;ivn and ;;cdim<:nt comrcl and ere<: li rotvct on mc-.1c.Ur¢$ ..:tnd prox:duroc. <.II) "' 
\':~kl ·y 1..)1 li\1..)1"' fn,:qul:'ul iJ <"t':'l ~ ;:,ml n:>·J'.II l •;u b 'tll fmdll"!,l ':' l<.l lhl:' C1ly '.ltl <'t rn•>nlhl·>' 
h;;~i~ . 

~ . Thi: Oi:V<'!k •PP. ' :'hAII ·:-Km·pl f:t P. ;,nri li rnvkl<'! h s~:-:urir·t u , thP. C:iiv t<'l ~~;~ur~ i ht': l i ft": fl <'!r 
.and tlm~l 'l ~f)mpl~tlf)l'l of al land'jca' r:g •·l .a~ccrd.:n«- With the- approvr.-d 
lan dscapin g Pl an( s ). TI'le amou•··t ot the tecorit ies re ~:~u i •"Ed is determiMd trom a 
d~t.:.i l fd r.r:::.r "'"i mt~i<'! f1··•· th~ :'it P.d "NI";rk::. .. r stino i t<'!ms, 1Willli ti~-~. unir <.o~t::. .:.1i f! 
Lt_1WI t:t::>.s. Th~ t:t::>. ~~l n1.Jli! is lu Ui! P'~l'.: 1 1:d l; :t lh~:~ :.:onsull.:nl <Jm! t~: lh'= 
~ti ::. f.:dion ot the Genera fl•a n<:~ger ,~ Pl.:nninQ s~~~ .. ice3. 

5. The De>.•elope' prepare a Sa lt Ma"agement Plan for the condominium -tet isfectory 
11"1 thP. Cirv 's Ri~k ".,\ r~n~!l~·Uf!l"ot l)Hki r~ f (ll" :,n . J '\.~ W.:t t.=!l ' ..:•mr<'!rJ iC>n. 

Conditb ns to be met prb r to re;~ istratioro : 

5. T1u:: D.: ·;~lo,.:-1:1 · ~ho; ll IJ <l"!'" lo lh~:~ Cily lh1:1 lol ;.1l t:~o::o . of · 4::1p1u.:Jud ion ,;m.l Uisl lib ulkm of 
the Guelph Resid ents En vironmenta l Handboo k, to .:II tuto.J1·e residents v; ith su:::h 
p.;ym~nt l>ac.cd o·l a oo~c ef <>no handb·o<>k per r-~c.• <lcr:t•a l dwclhna Unit M 
d"'l'i'fl'r ll ll ;.td l1y lh"i' C1ty, ·Jtl<.lr l1.1 dr;,1fl ,_: l<tll \11)1-I'I..WC'II f1..11 ""f l'i'':'lr.l"'ul1<1 l d~:>•;,..l •.lf.'lrll:" l •. 

C-ond it ion.s o f App roval (consent ap plicat ion s) : 
'3:aff 1f)t~ that t1~ .;enllr~nts/cend lt Oil$ fer th~ (dat~d 'jt:'"J~rancr.- a·.lpii<-Jt Oil$ ma~· b~ 
11:'•/P: 'o'ci 1..)1 U(XI<"<l i:'d lla~:u;1h h,..,., .., l'i'~l C\Jrnrwll,..;,o 'Jf Adju~lm;,on . pr ~: :.~s':', ·g w d <Jn l'i'\"IS!id 
intcml.:~tion .:t such t irre that the opp k .ot ions or~ broug "'t t~ww.:~rd. 

1. I h..,l ~~ 1/1 l\.1 U11!' ISS•. I<' II :.;;,o <.1f l.:u kl n~ f>Wiillh ~m(.i pii:Ji tl) uml.,•l ;.1k1111J :.Klh'lll"'s 
whk h mi'ly inj urP. n 1· 11?-~irvy t F.Qd i'ltF.d ;r<;P.~, tn<'! ;;pt"11i:-..;r.r ~uhm t i'l rP. ~·i~P..-i TI"F.P. 
Pr~~ !'!rv~rk,n Pl~n .:n PP) lirf!PM~··J l"l"f r~n :'lrh.:ri ::.r ;,nd h :'1\ .r.r:rd;,n<.!'! wi t ·l i lit': Prh;i'>r~ 

Tree rrot~ction By Ia.\· { 20: 0 19!1~8) tor op:wo·,.:~l and to the s<:t isf.:ct on ot th~ 
~:eneral 1"·1ana~·er ot Planni 19, Ur:~en Oet ign an:t 6d lding Ser vices; 

2. Th ;L p1u1 b lh.: .:udol~iJUun of .:J~.:d:; <ll' 'ocl p1ior to un:J~:~;liJki ll<,l <Jt:li•ti.il:!s v.hid 1 m uy 
inju1~ r:r :1!'!stmy C:ir~· <'~Wii~d n<':P. ~ , r~nd \vhH.=! ir i~ rtAr~mf l iP.d rhr,i ug·l th~ 

pr~p..vat on cf the l lPP t·l at r::- 'llo· ... ·.:\1 or har'll cf a Clt't <w.-ncd ;:r~ -:: rc<11.1 red: a 
<.l'i'l l1f1~:><.l Arb~:uo,;l muo,;l j.: I<J\' d!i ~1 \'.'n ll,..u ;,u •;:,h•.s• ·~ uf ll l'>' r'i'\1'->'.11"1':' f1..11 Lh;,o C1ly ll ;,o,..''> 
f .=!lni)V;,I t<• th~ :':'17i::.'"i'>l'.tkll) .:f di P. t-1i'>l i ;,{l f!l" ,-.f P;,rk"" OpP.r;,t i\)ll:' ;md =r:r<'!Stl)'. 

3. That pr or b undert.:~k ng .:cth· t ies which may n j '..I I"E cr destr~r>" re ;~ulote:t bee~ the 
appl C':i'ln! ~rP..::t t rP.P. pr:')! P.!":tinn fP.nd no i'li VI"'•P. ( 1) mP.rtP. from th~ d1i pliM v f any 
~xisli 119 trl:"i'':> l~: 1.:-.. r,..l<lined <.II" Lh;,o IJ·'.If.llil ty, 1.11 1.111 <~djw;,..nl j>l<.lf.llil lies, whid < lil<'="t 
be im~.:~cted n .:~::::ordon ·:e •u ith t~.e .approved n rr and ::o snt istoct ion of the Gener.:l 
l•larrager ct :=>Ianning, Urban D~sign a nd eu·l:t n;~ Ser .. ·i:::es; 

-1. Th;;t pr nr t:~ i hF. i :.~u;; n:-:P. af b f l:1 no pP.lm it ,; ar.rl prb 1· rn 1mr!P.1Ti'lking i'IC:tiviii f!~ 

whir.h nMV in jur~ (II" d.-._.:;.t r\ ,)' rP.•"!d tlt t':d rro:':f!~, t ·l <'! ;,p-:llb ;,l i t sub n r A I ;,nd ::.< tlfti l'li'J, 
comfX'n'jatlcn .and H.-~pla.;cmcnt P!.:r: ( _<J{.t') 1n accordance '/."lt1 thc- l'nv~"'t~ 1 r~c 
Protection By-l:r; • (2010-190~8) t o · appro .. ·el to t~.e -tat isi"action ct the !2en~ral 

t.l;,roilg<'!r d ,:•l~lilii ll {J , llrlvm [~<'!Si {l 'l :'11"1•1 P.-u.l:1ir,o ~.<'!,.._,i r.~~, r~nd ih~ I CRP n·oi.St !'~.'! 

irnpl~:~m~nl~t..l .: 

'>. 1 hat pr cr t-o the- l $$1.10:0~~ of bu kl ng p~m11t:: .and r.nor to undertaking a.;tiVItiC'j 
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whk h m,:;y hjur~ ,·;r riP.::.7rl"ly ::T~~~ th o'! -'IJl :l li<'hl i t ..,, ;11 fi :"'Wia1~ :'<'!f.l ! ri;i ~::. .-.,')V~ring a 
p1.:1 U:m uf l h;: -:.:usl o f l ha <.lj.: IJH.wad l-.Jn(h:.:<.lpiu ;.~, C\JUlp~ll ::i<.ll t.m uud Raj.l!o.H.::m u: ul 
Pl~n ~LCRPj bosed on~ co1t ~stim.:~t~ pl"O'.· ided by " quolitied pr:~~ession<~ l ond tc the 
~at sfa~•cn of th~ (.;~r.cn;l I·Hl1ag::-r t;~f JJ!annmg, urba1 L~~'jlgn and L'.mldlnQ ~~1'\'IO:C$ . 
5~f.'lll ili "'s ·u i 11.'11:' h':'ld uulil rHj.'! IOIII"E IIk lio n •>f l h;,o LC~F; 

6. Th:n Oli O" tv th~ ic.c.uan.,;¢ of buil..:linq p¢rmitc. an(! privr to und<:lt.:tkinQ acti -.•iti<:$ 
wlw:h ·u~·:' I ' IJUI':' 1.11 U!is .r .;y ( ':c'!JU I<'ll~d lr "'""~· <'lOti vohiOr ':' r !iph.1:.lr:'ll' l:'ll t 'Jh.1 i i .I IIIJ~ CliP.' 
nc:t -A<:hi~v;o~hl~ n n rhP. !':Uhj~c:r IAnri!':, ::hf! n·.vnP.r will f1 1V'.'i t1~ !'.a~l"· in l iE;II r:.;:tyrrP.n; r. 
Jl :':t~·,n1MICA'< 'li ith rh~ P1 io.•;,t~ Tr~ Prc:t~r.til')ll Ry-1-'1\V ~?0 ' (1. 1<):lSfl), to th~ Mti:'f-'l ~.d:'l 'l 

ot the Ge'ler<~ l Mi: r< <~ger ot Plonnh g, Urb~r< Jesign Z~rod 8 uif.::l' r.g Ser•Jices; 

7. TIM! rhP. r~nplk-'l lli <.,·,nt~t'.t;.;. t n<'! C:it y t<1 in~~~~r.t th.=! rrP..=! nrf,t fn'.t ,·;n f~llC.~ prk;r tn 
ur ·U~·tukiu ;.~ udivi li~:: whi<.:·• lllilY iujun:~ or c.h:s tro)" • ~yul<.~h;cl lr.,;~s. 

s . 1 hat th und<'rt~'lk119 of .?~O:tiVItK•') whKh ·n.;.y lllJU"<' or dc.$troy r~gulat~d trc<'s oocur 
1,\Uls ci"' •.1f lh,_. bre't~h- 19 U n.l >::".<<:~:Jil ( <"~iJ(.'I I.:>:IIII':I t!i ly Al.•u l l l•.l Ju y J l } 1.>1 md LtUe 
J~pp:;·,pri ,:;tP. mirig;,rk ,n m~.:.~urP.s . 

Shcu d you h.; '.·~ <IO'r' q .Je1ticns w' th respe·: t t o the .:t :~ve plense let n'le know. 

!~pri Nix, BES I-KIP RPP 
Fnvin·,nmt':nt ;,l PI J~nn<'!r 

PIO'l'l'ng, Urbon C-esign .:~•·,c Buildir.g Ser·: ce~ 
l1fr.:.~trcmur~. ll~''<'lopmo:m .:.nd _ntcrpw:~ 
C1ly t>f Gu':c'lph 
1 C~rden St Guelph 

I ~·1.9·tl22· 12·!i(l ;-: :Ul.tl 
F S1 ~-8?/-•l ti3? 

F ~pri l .nb(•'§'••'!l l~lph. l'.r~ 
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INTERNAL 
MEMO 
DATE 
TO 
FROf·JI 
DIVISION 
DEPARTNENT 

SUBlECT 

No •; t:UI :>o:l J(), ?0 1 f, 

Katie Nasswener 
T•ttnnv Sr\rl4 
Ft~ r lw Pl;,:rwin).l ;,1 ; · ~1 Op~n 5r;.;: ~c,; Ov\'C w.:·•u.:nt, 
Public Se"/ c.:s 

1 & 1 5 Stevenson Street North .and 8 Willi~m Street 
~roposed Zoning By-law Amendment (ZC1613) and 
Proposed Vacant Land Condo m in ium (23DCM16SD9) 

-·-

1\:u-k r t~nni ·,g $. (:pen s ' nee (t~·telorm ... nt ho:~ s r~vi~ ·ll .;-:1 the doc . m ... "ot$ r $'ted -:>?lc~·. in 
•.upr.>~>r l of li l'.' ~'1 \.>a;r; ~;•xl Z.;.lfliW.J C·f·l,h'• Auu:mln••.~ul ~lid V..-::,Uil l.i.n d V.lll(.i ~>llli lliUirl \1': 
peteir.; to:. & l S Ste\' :"'SOn S:reH N:ut h a n·j 3 Wi liem St "€E-! : 

1. P O.ll tiio1g R~::.:111 (July 2016) 
2. Site (•mc~pt r•!on (Aug us;: 2~•1t;) 

::>. Sit e ::OeiVKIIi ;l and \.ir adm9 lo'lans l/•'-'9U!t :l•:H O} 
4. Tree Preser•;o:d cr; l'l ~ns ond D:t;:ails (Au~ust 201C./ 
~. Ar~.h rt·~~r. rr:tl P!,, rg (o,·J:1h~~r / Il l ~) 

G. r -.n~>? 1 ::s.t.. ~hiM 20 : c.: 
7. N: 1i:o: ~ ;, ud Vib~o11 iou -t:·1 ~;i:oilly !;lu d•t (J u •; ' 0 1 Sj 

Gsms:ral; 
J! IS u r ;d .:rstc~:l ti1at t h: lard s " ut :. de t ho: Urc-ft Plan of va~c-nt LHl.:l <.:or id~rl'oll in. m · .... rll be 
~e ·i~rej t ·,r )ugh a Consent Jo.pplic;:at io ·, following the Z-:oning B·r l<r.• A Tlen·jme 'It ~nd Dr.~":: 
IJI.',n d VM .• , r.t ,) lU I ( :,')nri<;mlnrum prM.e.~.-!; •. l'<i fl'l' :tl <.omrr.,~ntr. w11 h<! :W<WI<.•~rl .. p;')ll ,, 
formal oons::nt :.pplk at iol'l ! Ubm s-:.ion. 

Zen jo g Bylaw AmfDdmegt; 
P;,1;k P ~unhu h;):; uu (.; l/j...:~.:lkm '..<.> lh :.; (; r .;,; vuw~l Z(,;·"oinu Dy· _.,1 '/ • .G. .. lUfl<.llll<." rl lv n,;, ou<: lhc 
w bj ect site from the cu n m R..l B (R.esider. tiol Single Oetachej ) Zor.e to n ~ped;:al H :::l R.lD 
(R ... ':'id•:nlh rl 5iu~ l"" Dl:'l<l(:h ,..~(r Zo:;nl:' l'.l IJ':'IIII l <l:.ld iliou <i ':.i nQI~:> d l:'l<l(:h ,..~l d·•·"-'11 fi<:J': w·ur 
stn :.l ::r fr.:>nt~ges and ktt siH~. 

Porf1ton4 pcdisatjpn; 
l r:.; f.lt· lfJOt;:.; vl ll r...: Z<.nin~l lh·!;,w: Arn-:.;udrm:nl ,md Dr :.: ll P!;,m vi \';,1~.::: rr t l~ud :::>m.llw ;i r· u nr 
1::. t,~ p P.rm l t th~ .-:;:'; P.k;pm.;nt <,f 1 r.;::.r<f P.Ili li: rt<'!7io•~Mt1 .:l\vP.I Ir •10~ on th;: !\•.!llJ<':I'.t ln lu l;; {o.aot 
h~t.:r.:sj at ~ n~! d~nsity of 15.8 r:sidentiel uni:~ per neaa;·e. Therefv rc, Park Planning 
w:mM l ( l(! IU H : <l 111111111111 .. , (J;u ld:m(! lk d •c:;1l 1un ,..,1 ·1 10d o: c: ' ~,<~.\, p u n •. J;, , ·,I ~<> : .. ~. 1 . · (>f I ll< ~ 

P.'.a.o~::.1r. :; ;\.:: prr.:>r t o the reg strHI~n ~f t h: i '-'bd '.'l $1~n . 

For t his de\·e Oj: TIEnt t he c a 1e · s·.ol ! t e ro:sponsib e fer t<; e !=~:;me ·,t of c;:ash in lieu of 
IJd l kJ ?~fii.J d':'d k·;,,l t,\11. 

An <rp~:w::.i ~<r ot t he sub ject pror.;rt.,.· •·:i I be ....,.no ired ::o d~termiM th~ " Ish in lieu Z~mCllnt 

pu1suent t o s.~l .l " f t he IJ O.ll til ti9 l·~t. I he app--a ia r:port shall :>e pret:·H:d by :. q. :.1 fl:d 
;tppi :d: ;: ~• Wh(: :. ·1 lll(:mlwl in ;f(:o:l !:l;w.:J'm ; ul 1·1•: Appr;~ i: ;:1l im ;lih :lc: d <::n 1o1:l;1. Tit(: 

IWO!) k f'!i n 'lll iP.r ·~ r~p<,n~lb!P. f,'l' rhP. ,·.:1~7 Jl ti:1 r~, AlT<': IliJk for th~ tt)}:'lr_.,,~,.l. 
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Draft Plan of Vacant Land Condomini~o~m Condit ions: 
;•<~rk C:•l,:;li li h q h1t~ 1·,.-: <lhi <'!•·.ti.:n t<• th~ Dr<~fr Pl <~n of Vt:r.i>lit I <~n :1 c~·~n rt<ltn. l",iWn, ~uhj !'!<.t t<l 
ltu: h; ll:.ru iu\-1 o_1nUil.b ns: 

• 1 he own or shal ~e rosponstl~ l¢ for th·o o~ymcnt cf C3$h- n-11cu cf parkland 
d..-thr:C~ l l)ll l•.1 the $<liS(< I.'IJI>II ~.: f lh"-' l)(:>p lly CAO \Jf ~'-1bhr: !; ;.or .qr: l!'.o; i'U'S'-1\Uil h.) K 
5:.1 d 1.114:! p,'i.Jooit l?.' Ad IJ I I.il lu lh~: r ~:<,Ji~lr .; liou uf l ht:! :.. .. b-:.1 \• i:.oiun. 

• Pi er t·:~ -.:gist ro:bn of the VZ!cant land :or.dominium, th~ Oo\'r.er sh~ll J:r·:~~ide t o the 
De put •; C:'.O c t ::lub ic Ser•:ic~s a sat istac::cr:; appreis.al repcrt :1 -e~ared tcr The 
( ('lrporat1on of th~ Cit~· of (:itlt:-bh i'or chc Cllrtlr><Xo:; of <".: lo.llatm;~ lj1~ r.ay1r cm of 
1,;'.1 sh-m-h~:>u vr j.: '(lt kl<llll.l li ... OI<.'d l'.\11 pUI MIC'llll l•.l s. ':ll.l ~.: f lh~:~ PI'(I 'UIIII il Ad . I h.; 
<~npri'l i!""' l r~p:ll't !"tu; I hF! f'l l'l"\f'IAI'IF.<'t hy ;; Qll l'l i fi~l'l "' J'IPfi'l i ~F. r who i ~. l'l mP.mhF.r in god 
~ti:IH! itl•"1 1'1f th~ 4ppriti~ :'ll Tn~titur.;. l"lf C'.i: IMd~, .:;1; ,·; !'>h itll I~ !'! ::.u b jo:':<.i ::r: t h !'! r o;.v iP.w ;,n <l 
a:.>prcval of t 1¢ D¢PUt '{ CAO of Put I c :.;¢r .. lcc::o. I'·Jct.\'lth::otandm;~ tho fcroqo nQ .. r ' t 1¢ 
a:~praisa l pro .. •ided by the appli:ar. t is net sat istact:u-{ t :~ t he Dep.Jt 'f C1\0 c t Publ'c 
·.;~r .. ·lc~..:; • .3f.'ti1!'J rea')l)na:ll~·. th.:- Cit Y rco:;cr·tc$ t "'c n{lh: cc ~bta r: .:n 1nd~p~r:dcnt 
<Di-'' ;,usC~ I h;; Uw j.:UI!''.I'='I:'S •.1f ·::d:.:ui C~ lmy til~ p;,1yw.;u l r.,f '.'<" ":>h· m· l ii'.• <.~f IJC'll k.l<1ud 
J t!di c.;ulion. 

summary: 
The ubc·te cc-nments re:IJ"Esent P.:~rk Pl~nn ng's re•,riew ot t~.e d:IC'..In"lents .;nd Rep:11"ts 
s•Jbn-i t::ed in s" pp.:~rt cf ~he Zon ng e.y-law t\mgndmem en::t Dra=t Plan of Vacant Land 
C:;ur.l•muwuu;. UC~ ":>.,.._! 1..111lh"i' •:urriiu . mfl.'l ll l<1llvn 'JiV't ld;.od. 1-'<l l ks -.\·o:n1kl svp j.:<.trllh'i 
~t l.ij.::J:.>~:cl d~vebpm~:· • l ~ubj~::.:t Lo Lh;: <.1bov~: 1~:quin:uH~:ut:.o . 

TiHany BrUle, OALA CSLA 
f';,u k Pl~mnw 

Parke. and P.(:~fc ,:nicn 
Publie Services 
_:~caticn : Cit •; -iall 

T 5 1 ~-8:>:>- 1 ?60 ¥ 3~7 1 

: ti tf~r. ·r .b ule@:o;~ .J elph.-:.:~ 

1' :\CO:• 'i'IMVI\lt>·.> :r.- < ~: ·Ji,J, ,r;I ~,·.J·~ rl: l'~o· ' 1"•;1\ "'_.•.7- \ lNS'.t .\o;T 0l$7J>.!~T";•MI '<J O'rU.": ~ •:•'II< ~~ r.I U 
.•.~.\ " '" "' ~ o• t • ••• •' ov I •, _ • ' t ' ,,. ' • ·'" _W .... m ~"' 
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INTERNAL 
MEMO -~ ~~~------------------------= 
DATE 

TO 
FRO I~ 
DMSION 
OEPARTNENT 

SUBJECT 

Novemcc-r 2!,, 2016 

IC.I tie: HIAWt1Ur 

~t Sl'of:lhv 
Guild~ Sttvio.~ 

~~!itluctUN; ~m«'t o·d Ent~ 

ZOtllng Sftrvtcu commtnts· 1 •rtd 1..S st~eNOI'l Street NO:f"UU 
{ZCJ6ll) 

Zou• •J ~ ti'!ltlervee IJw ~cd Zon ng 8y law f!Mrdn~nt tor tM sut)Kt propert'f a nd 
IRtS IIIE ( oUowi "9 CC TII'Y'\lifltS 

• The apphant -s l"'qo..lltii\Q 1 ctla"";t frcm tfw g~.~rtc R.lU ;.:one to a SPe<:~IJze<f 
K. lS :->n•. I hi on:~pos1t II c:o • !k ·..-.· tar u ng!e <IP.tached d'.-tellng~ In a ~.ontlt:lmlnJum 
~e':tt:olg , 

• !:ped al!n:l tf9UI.iti<:".S may tt rtq1Jkt:l rel3ted tQ parking and ootback~ 

G!!n !'r al 000\fl'loM ti: 
• ZCnlng •.,•oukS as<- thet c'mpl1anoe oc connrrr,c:l to the rouowin~ r<:gul.:~tions \Yith 

1\}{::pf}(:t (0 I)MI(I "ffl• $po~,..::.li tOCJ I'.' (IVi~ivn~ 111\1'( IJU rl.'tiU:n!!J, 
• 4.1J. -; ,],. ! A Clrl"t:'tJ(I)' :JW»tl'llllicl:) iu till lt. l Zorn:> shoJI I h<Jve a O!I CJXi i.lum width 

~t: Q.5 :'n(1~S In .1n R..lO ZOno 
4,,tJ, 7 .2.5 TloO W!d(ll or lh~ Oti•I(!W(Ii' (RO)SidW11lii 11) i~ rn~USUn.'d parall~l to th;;. 
f•unl ur nu <~lhtC"i<.i Gt~r4(,1\' or In lhw c&ll\41! of a l ot wl'.ere ther: is no Garage a~ there 
i~ a d<.'tn~h(!(l Ci.:J:Topc, the drlvc:woy width i! meoM~red per?!ndtw!nr to t he d lrec:tlon 
!1; which !he Vv hk lv llri•Jtt¥ 4\nd purkv Qn tl'w Ori..,eway (Residenbal). 

• Tl'c re.ar yard tiChMIC&I f'y 11 tht lot !!nt fu11hes:t frcm Stevenr.on, t !'ierefora Uolt <.'1 7. 

Thank;; 
P~l 

T"'·ls will re~qu iM.~ nn spnr.lll!l :t6d rt9UIMion tl) l'~(ognl?~ the r!J41.J(.e.j Y<'l(d no; $hQwn. 
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K.<llio 'fassMJ!l:er 
Senirr Oe-.~l~(ltrer: ~IMrc• 
lnfrasou«u~, De~o3~ 31ld tnlefpr.:;c
Ct~ CfG11el31" 
1 Csldeo Street 
Guel~. 00 IH ~ 3A 1 

R&!e~Groe: Fil!!o:ZC1513 
1 6.15 St>Jwos:n St t4 en:l 8 'NIIism $1 

Kalil?. 

nark~~~~ t..-r.n~t.lc6rg C~nooa Pc« rcQat'dillg tla-.s 
Peil!e i~e& C3rod8 Posts 'C<:xll'tll.:k.rvganlil'ljl i fle ~ 

SP.~ ty~ All(t IO~tion 
1, CM~di:. =o::.-.: Y•i l prov»e mJiiOOiro'al)' ~ 

Mail Boxes (CMI:Js). 
2. li the de·~kJP'rellt nel~tJCS'*'ns l: t (a) mu!ti 

OO•;ebl)er lllJSt S:JWI>'. itrSV..II and rnaht8n 1M 
CMMe. :::os: s s~&:if•~lkllls. 

Mul'llicipal R!quiremt!nU; 
1. Pret.sc u~caiD turoKm if1fle ~P.Oic!P.~r.rfl . 

(If (IJI'/,1, 
2. Shn•ll~ "1 $ w~(:l r.~slcn oopicol'.kln ho ~~ItA 

ajdfesl% ss so:n as possb~. 

OevHoper tirnP.ffne 111ld 111Stllllation 

r;; niJA'Wbdi\''sOn in Gr~!Jtt 

.a bell\''· 

~ b.JiHi1[{sj \'lilh a oommon h:loorer~-::taee, u~e 

l'ill!~<li•~rf equl;;n-.enl wll'io ll'ese ~ui\'lifi(JS leo 

1. P8 !'l>e F«i"'ij~ r .. 1. r~~~ Pest 'AIIh ll'c C.XC.l'o<lli:l ~DI: la"lhe fi,;t ft•Jitdf!ONfita( ~are SSY~II M 
lhe dal~ de-.-e~meO'I ".(Irk Is oche~uled tot~ n. F naly, pli89& pro11ide thf. etter.ri!d mdall$:1lA 
d~M(il: b •f,e-CMB\s). 
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Appondht A 

- Oow>lnpet ~""""" Ill< ""'-'l<pe<,. .,._.,~ c.n.da P'>SIID~ ,.,. dal>'o ;.- ~ b! t>e 
~t Mill aoxts. The~ .;u,.. n! " ''" 1o-.. 1..., 01 e.e a:-;«>p~ate seniaog 
plans. 
1ht dt~elcpcr ~rees. pri:r to ofJGrir.g anrooh~ ~ ~ttltl. lc dtljJIMy" rntpon the 'Nil of the S3:es 
o111ce In ~ pla::o !e.;dily ac:essible to pol~nlicl' h;,m O\'mm tt al lrdic!!.les '!he bt:~lio'l cf all 
Cc:trlll'untly P.tail Boxes Mthinthe devebpment OS ppiOVOd by Cona:!a PM~. 

The de•~elepc( 3_:1tccs f.!:l !nellde in all etters of pur t~se l'ncJ Nte fll statement \\tlich adv:Ssslhe 
purr.h.uM :h81 mail '1111 be del i\·~red •,.;a ComnunH• fv'QI !Jc.x. T '19 :Sw¥vluPtr 91w agreeilc note 1he 
lnctttlon~olall Community Mail Boxes wilhin tlli d& · cpmool, ano tO nuUiy al!e:::e\1 horrecwners of 
f!ny escabllthod 6<Jsemen~S gr.a·11ed to Canada to t::em'lit acce&s lo the Cornmt.ni1'1 M31 B:>x. 
n* di •.'fll<:pt;tr\-ill provi:Se a suitable and sofc rrxy sllo 101 a Com'nunll)' \1AI Bnx until curba, 
scle-,.mtks and final groding are :cm~l!l»:: at 110 manenl Cunruunlly Mal Bax. lccatons. C3n3da 
Po&l "'Ill pro·1ide rr31 deiverj ro oow rosiOOns QE n as th& h:>r•w ttl'tl Q()I;:Upied. 
The de•o'elcper ~I'HS to prtJ .. iJe diEt folkl\'liny bl e dl CUtmii.IOity (\1\d Box si:D and to i'lclt.de mese 
111Quirtrntlrlt5~ tte ~pq:ri.;te se!'Yi::ing pbls: 
• My required 'tr.llk'lnrJ ~I:ISS ~ bou:evard, 
• .._.,.I mquflod e.•b dtiplo,.i>oo IJr ~haw 

(co'"""' Cm!>da l'l:la!lo • <t'-"liled s;><dcotc 
• J.. Ce.'M'III'Iily \bib»" C:3f'll:tl!fe bale !lai Jlf!'l 

1t11nic~l l!~ndtJtb 
~. y,ic, an OC)enlng d ilt kl:J$1. two mer~ 
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From: Alexandra Ariss  

Sent: November 21, 2016 10:44 AM 
To: Michael Witmer 

Subject: 1 and 15 Stevenson Street North and 8 William Street 

 

Hello 

On behalf of the Guelph Fire Prevention Division, please see comments with respect 
to the proposed draft plan for 1 and 15 Stevenson Street North and 8 William 
Street. 

 
“Fire Access Routes that are required to be constructed under the 

Ontario Building Code, the Ontario Fire Code or are required by 
Municipal Bylaw are specifically provided to facilitate access for 
firefighting operations and shall not be obstructed by gates, fences, 

building materials, vehicles or any other form of obstruction.  The 
construction of a gate or fence within a fire route is not permitted 

and is a direct contravention of Division B, sentence 2.5.1.2 (1) of 
the Ontario Fire Code as amended”   

 
If you have any questions, please let me know. 
Thank you 

Alex 
 

 
Alex Ariss 

Clerical Assistant III 

Public Services-Emergency Services-Guelph Fire Dept 

City of Guelph  

50 Wyndham St S 

Guelph, ON  N1H 4E1 

p-519-824-6590 X 2121 

e-alexandra.ariss@guelph.ca 
  

mailto:e-alexandra.ariss@guelph.ca
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December 7, 20 I 6 

Ktl tle Ntl$$/te:ter 
Planning ~1\•lc~ 
IOIU!SltUClu(Q. De'o'QOj::rterJi atld Eu1Grpr1:a0 
City of Guelph 
l C'-<irdF.n Rtr~~t 
Gu411>h, ON N1H 3A1 

~SS:>~tllll•:;~l~ t .. ,.~ 
1;"-ll:h,<.ri ._, 11·Wl 

TOll: $1'1·(13?- ftt;, 
f" •; $1. .... 6~·1:Jb~ 

tm1:1 o: ~~-A~Vheimt:'\; . ..,tob·lo,'O.ir:.~m~ 
.. w~o .. :,o .• ~I)O ' h )W:.I <'.O'tl 

Ao: 1 & 15 SIOVOM On Stroot North and 8 William Street (FUe No. ZC1613) 

We v;ould lik~ to subrrit th~ iollc•;,i ng comments con:>3rning ih~ ctpp4icHiiou: 

Clven llle notiCe of complete apl>licallon .• d~ted November 17''', 2016: 

1. Hydm ~upply f-:1r F.avP.rana. numt:~rn 1 and 2 '/Jill t:e supplied irom StevYnst..'fl 
Stroot Nonh. The h}ld'O scNb::s fo( thoGo sc·Jcmnccs d1c1Jid be unrer~round, 
Gupplled f(om t1G oxtsllng polo !no on SIC•JGllSOO Su'Cct North. 

2. Hydro &l.pply for vnits 1 thr(l()gh 7 \\'ill be supplied from Sie\•~1son Sln:~al f'Jorlh. 
The hyc'ro $('11VIcea for ll"<ese ~tnlts shoul:1 bP. unde111round exosp: for a pad· 
mou'ltcd tra.nsfonnc(. · 

3. H\rciro .suppl ~r for severance number 3 will t-e Sl•Pr.: ied irom William S:m~l. The 
hydro services for this sewuan;::e rna~· b& overhead. Con'IEHs«>n to undetground 
~r,-rvlco wllll::lt:: a t thO <lcv¢1~t>Cr'$ ¢X(l(;lll!;P. ~<: p~r C1uP.Iph Hyrir:-. EIP.Cttk Sy~Aml'C 
Inc. ooociliOI\S of s~r,i:o. 

4. .A. mi'limum distance ot 3 .0 meires must be maintained ~hw'!er any d•!:E:IIing units 
and pad-mou"'ted transfotmers. 

5. .4 minimum Cislanca ot 1.5 mGtn:.s must be maintalnGd between any 
driw:wffl~~.!P.ntumr:P.!'I 11nrl di!'ltriburion p:-.le!'l nr pF.:1-mount-ed trsnsfotmsrs. Any 
·elocations fflQllired would be d~ne at lhe o•~<ner'$ exrF.nRe. 

6. A 4.2 m~trQ by 4.2 rra ~r'e area will be tequited for a lo'li~pro filc. pad-mounted 
mm!>formsr on the oornrnon alam~::onts portion or ttltlllavt~lopmc:nt. 

;~$ SCtN~-'It /)l/1¥, (;c:~.:~ O"·t• .t•U< ~YI ,..,.,~!"w.:.wo19'dNt.~-
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-2-

., . An easement will t>& required 0t1 tl'le common elemel'lts portion ot the davelopmetlt 
for Gt..-elph Hydro Electric S;,stems Inc. primary distribution equipment, seoondary 
distri.b:Jtion and pad-mounted transformer. 

~. Street lighting imernal to the private developme:1t wi ll be the responsibility of the 
devel~r. A ~rate sar11ce may be requrred for any oommon ele~nent power 
r~q•Ji~mE:!nfs. 

tJ. Hydro me!M locations am subjer.t ro Guelph H'tdro standard~ and mQuiremsntl;. 

Sincerely, 

GUELPH HYDRO ELECTRIC SYSrEMS INC. 

/d;;:tj;.~' 
A. Kapphe.im, P.Eng 
Asse1 Management and Planning Superlisor 
AK/BC 
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K.ltit: N<i:~m!lll!r 

UPPER GRANO DISTRICT SCHOOL BOARD 
500 'VICtoria Ro31d Nor1h. Ct.elph, Ont911o t.'1E 6K2 

PhQnc: (510:• 822-4420 F!O(: (519} 82:2-2134 

Senior !>e'<eocrreM Planner 
tnrra:.i!HI<ture,l.>ev.!!IPIIM«rt :.n.:l Ent::rprl$e: 
:fly vr <;..,...tp~, 
l c;;~rr;c:::n~::-t 

GUl:lll'l, Ool-:lriu NIH lt.l 

Reo: ZkDM1GS09 &Z0613 
1 & 15 !t~~~e~on SttYe1 North andt William smct 

lla11N: c. Rog&r.o 
OlreclOr of EducatiOn 

Pltl: 16 x:., 
Fl!eCOC!e: 1114 

Sc.nt lt(: n;u! & r.m:111 

l'bnniug st01fht :t-.c tJ liP<!' Gr•nd Dlstrfct Sttloct 8oard has r ~vltwe<~ <he ai>CV't l'lOt~a atll)licatio:ln ror .:. l)t<lpu:.l!d 

dr.:.tr: pl~r of\'a~nt I.JrllfCO'USO(I'Iirliu'l'l &frd .:CI'rii'IS) b';·blvllrnt"ndrr<:nt 1Q perrrrtthc-dc··~lopmel'ltof~ freEhold 
$1f'ltlt dct;:~ch¢<1 ctwennesa1CI7 c:l<ldomto:um slnele d!t.1CI'oecl dwtlit~J:Sat Stt:vt:n!!.t'>'li\Of'\h ~~~~ witl i:nn ~trr:rt. 

8e<!cl\1SEts1hat the Plannlnr.: Depanm~n; halsdoes not C>bj.ectlo th~ ~rop:•~:l arn~rdrf'l()nr $tt.ljcc:t t<: 1ht>fol1cw•ne 
conditb);,o,;: 

• Tile de<.~lcpe•shalla.::re~ i'l th~tOOildOmittiun'l .,;n~t:trent ·n:.t :.rlflr.u:trr :o;rtlt"\•J:.tko;, 1£1ltlr'€.:.M ~nQVJ 
"'mO'o1llon siCiewa!ltsa1dWillkWiWS)\~111 be PIO'l:ded to a 101~ el'il.:lren t:>w4!l s&f!!l•: u: :o;th•XIInr tn ,, 
dl::<i;:r a !ell b~"l ~« ko? ~·;)rtf 

• Tht Ct'VE oper SIU!I ill:l'ee In tte con~OII'lil'ium Of iul:di'o:~ion :tsreo:r•11•nt t;):>:t•,iuo ~~~ ~rrr.ll:t:o; ~r~nf 

n::1de1ti:rl untl; ~n(jjnr rrrrtrn.nf .t~m ... h'/ln(l>rtn!!.tl!~~> toii i)WireCiau~ 1'1 au c."en ol Pvrthtse ~ tltl 
Salt/l.@.ase: 

",.,, ~~ II) limit Jrc • .,~''IY. •'"b'" sri-co• t;W~ X't'~ ty rr:e sen!ct <Je rr.tt:SJJIO<T: de 
~t'tit';«ll'l:\'l·O.:.•,'ttJ~ !:.Jtiif'!! T/OI)~txJf:CI!Co!t St!.".\'fi!l' ,':S 'f'W().~J$;, Q.' ltS US$l!iflf :)I $IXTt'$f01'5'. 
1'>1','.' ,.~ tmw:/cr1 {Jri~''ii7.4'JICOCrmc.'JitO.'MOt.'!11it·OJ·WOY~ ("c:\'d' v.;J s:u~.?tt Cm~' 

WCJ/!1/!,'vJ(V..)iilll ~l.tllk'llb m',',' :.ot-Ietpito:(l IQ I !I!ll\t to:rt bto'\ r.t Q((l'lf)l~3"1e:f btlf {Jirk·V;J 
po;:n1t." 

Sire~~~ 

-?' -0. ·~ 'Cr-<a 
~milv &>.~mN::o 
P!~nN"! Technic!~" 

<:!1'' il\• .t Vlfii:Q :10,;;>11 gdltJ. o:>n-(":: 
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From: Donna Jennison  

Sent: March 3, 2017 11:44 AM 
To: Mayors Office; Clerks 

Subject: infill housing development on Stevenson St. 

 

Submission regarding: File ZC1613 & CDM1609 

Proposed Zoning By-law Amendment and Draft Plan of Vacant Land Condominium  

For the properties known as: 1 and 15 Stevenson St. North and 8 William Street  

Dear Mayor Cam Guthrie, 

I am writing to express my concern about the development planned for the bottom of Stevenson 

St. North, a street on which I and my family have lived for the last 17 years.  

The “snout” houses planned for the bottom of Stevenson Street are an ill-conceived addition to 

our neighbourhood. They have no place in a city that values strong connected communities, 

active transportation and healthy lifestyles.  

Snout houses create a less inviting feel to a neighbourhood, are less pedestrian friendly and 

discourage neighbours from getting to know each other. These “garages with houses attached” 

are emblems of an auto-dominated lifestyle, have zero curb appeal and create alienating street-

scapes. They provide no connection to the public domain and turn their backs to the sidewalks at 

the expense of community connection and security. They de-emphasize architectural interest and 

do not allow for the expression of individuality, creativity or pride of home ownership the way 

windows, doors or front yards can. They discourage walking, safety and connection..all the 

things that are essential for a healthy, vibrant and connected community.  

One town in the US asked the question: “Are they trick or treat proof?” Would you want your 

child walking down a dark lane-way in a cluster of cold and alienating houses to find the front 

door? Can you picture your young adult daughter or granddaughter fumbling for her keys at 

night at a doorway down a long dark alienating alley? 

After many months of construction on Stevenson St. we are now down from 4 lanes to 2 with 

bike lanes. This is a very welcome and wonderful development and means our street is now 

considerably more pedestrian and cyclist friendly. The new bike lanes and improved sidewalks 

will create many opportunities for our neighbourhood: cyclists commuting to school and work, 

recreational cycling connecting our great trails to the south and the north, walking to local 

schools and shopping and more. We've taken one giant step forward, let's not take two back by 

building alienating infill housing.  

Years ago influential activist and urban advocate Jane Jacobs coined the term “sidewalk ballet”to 

describe the intricate dance between neighbours and passers by that makes a street enjoyable and 
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friendly. Please support us in creating our own beautiful “sidewalk ballet”. Help us to take pride 

in our community now and in the future.  

Say NO to snout housing in our community!  

Sincerely,  

Donna Jennison 

  



Page 69 of 69 

ATT-11 
Public Notification Summary 

 
July 27, 2016 Application for rezoning received by the City of Guelph 

  
August 26, 2016 Application for rezoning deemed complete 
 

September 9, 2016 Notice of Complete Application mailed to prescribed 
agencies and surrounding property owners within 120 

metres 
 
October 4, 2016 Application for draft Plan of Condominium  

 received by the City of Guelph 
 

November 3, 206 Application for draft plan of condominium deemed 
complete 

 

November 17, 2016  Notice of Complete Application for the draft Plan of 
Condominium and Public Meeting mailed to prescribed 

agencies and surrounding property owners within 120 
metres 

 
November 17, 2016  Notice of Public Meeting advertised in the Guelph  
  Tribune 

 
December 12, 2016 Statutory Public Meeting of City Council 

 
November 22, 2017 Notice of Decision Meeting sent to parties that commented 

or requested notice     

 
December 11, 2017  City Council Meeting to consider staff recommendation 
 

 



27/11/2017

1

Draft Built Form 
Standards for the 
Gordon Street 
Intensification Corridor
December 11, 2017

Guelph’s Official Plan

Statement of goals, 
objectives and policies 
that guide Guelph’s 
growth and 
development in the 
years leading up to 
2031
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Downtown

Nodes

Corridors

Official Plan 
Land Use 

Designations
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Why Gordon Street

• Area is an identified Intensification Corridor

• Designated as an Arterial Road 

• Experiencing development pressure for 
more compact built form 

• Guidance required to ensure that future 
development fits 

• To identify parks and open space 
opportunities in advance of development

Project Overview
• Illustrates a cohesive vision 

for the future of Gordon 
Street 

• Contains design direction for 
7  sites to demonstrate 
potential future development 

• To be used in conjunction 
with the Built Form 
Standards for Mid-Rise 
Buildings and Townhouses, 
where applicable
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Draft Vision
Gordon Street is envisioned to become a 
vibrant, pedestrian friendly street framed by 
mid-rise buildings, continuous rows of healthy 
trees, and active at-grade uses that engage the 
street and the sidewalk. Future development 
will carefully protect, maintain, restore and 
enhance the natural heritage system and fit 
within the context of adjacent low rise 
neighbourhoods.

Draft Guiding Principles-
Summary

1. Create appropriate building forms

2. Promote greening through consistent 
landscaped street frontage

3. Create enhanced connections north-
south and east-west

4. Promote mid-rise buildings that frame 
streets and other spaces

5. Promote sunlight, views and privacy
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Draft Guiding Principles-
Summary

6. Foster variety and flexibility in building 
form

7. Underground parking or well designed 
parking located at rear or side of sites

8. Incorporate innovative stormwater
management such as green roofs

9. Create pedestrian connections that 
facilitate movement

Directions Diagrams
Example: Sites 5 &6
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Summary of Public Input Received

KEY THEMES:

• Traffic: Gordon street traffic analysis to be 
considered as part of city wide transportation 
study

• Transitions: 45 degree angular plane from 
mid-rise buildings to adjacent low density 
residential and parks designations

Summary of Public Input Received

• Parks and Open Space

Minimum requirements for landscaped open 
space, common outdoor amenity space, and 
trees City-wide

 Direction for public park near Gordon Street 
and Edinburgh Road (Site 4)

 Promote the retention of existing mature 
trees, where possible.
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Summary of Public Input Received

• How the document will be used

 The document will be used as a guideline to 
assist in interpreting Official Plan policies. 

 The demonstration plans included will not 
require development in the exact same form 
but will guide development in the direction of 
the vision of the Official Plan. 

Recommendation

That the Draft Built Form Standards for the 
Gordon Street Intensification Corridor be 
received.  

Next Steps
Public and stakeholder comments welcome 
until: January 15, 2018 
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Staff 

Report 

To   City Council 
 
Service Area  Infrastructure, Development and Enterprise Services 

 
Date   Monday, December 11, 2017 
 

Subject Draft Built Form Standards for the Gordon Street 

Intensification Corridor 
 

Report Number  IDE-2017-138 
 
 

Recommendation 

That the Draft Built Form Standards for the Gordon Street Intensification Corridor 

be received.   

Executive Summary 

Purpose of Report 

The purpose of this report is to provide Council the draft Built Form Standards for 
the Gordon Street Intensification Corridor (Attachment 1) for review and input. 

Staff is also accepting public comments. Finally, the report sets out the project’s 
next steps and timelines. 

Key Findings 

The City has completed an update of its Official Plan through Official Plan 

Amendment (OPA) 48. The City is now moving forward with implementation of the 
Plan.  
 

The draft document outlines how the Official Plan vision for the Gordon Street 
Intensification Corridor can be achieved. With a focus on key demonstration sites, 

these plans will provide staff and developers with additional guidance regarding the 
preparation and review/evaluation of future development applications within this 
area. The document will also provide recommendations for the future 

comprehensive Zoning By-law review. 
 

This work provides a thoughtful and consistent approach to urban design in this area 
and will be incorporated into an Urban Design Manual which is currently being 

developed. 
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Financial Implications  

The Draft Built Form Standards for the Gordon Street Intensification Corridor is 
funded through the approved capital budget. 

 

Report 

The City has completed an update of its Official Plan through Official Plan 

Amendment (OPA) 48, which is now in effect with the exception of site specific policy 
appeals. Based on this, the City is now moving forward with implementation of the 

Plan. This report provides background information regarding the evolution the 
Gordon Street Intensification Corridor and how the Official Plan policies will be 
implemented through future development applications. 

 
This document highlights and illustrates Official Plan policies regarding the Gordon 

Street Intensification Corridor. This work builds on and complements the Built Form 
Standards for Townhouses and Mid-Rise Buildings, which is currently being 
developed. The Built Form Standards also build on the City’s Official Plan, using 

urban design to implement placemaking principles in Intensification Corridors 
through the technical city-building procedures and tools available to the City.   

 
In 2016, Council endorsed concept plans for the Woolwich Intensification Corridor 
(in conjunction with Woodlawn/Woolwich Community Mixed Use Node). Like the 

Woolwich concept plan, the Draft Built Form Standards for the Gordon Street 
Intensification Corridor will provide staff and developers with additional guidance 

for the preparation and review/evaluation of future development applications within 
this area. It will also provide recommendations to the City’s zoning by-law update 

during the future comprehensive Zoning By-law review. The document will provide 
a consistent approach to urban design and will be incorporated into the Urban 
Design Manual when completed. The City has retained Brook McIlroy as the 

consultant on this project. 
 

Official Plan Policy Context:  Intensification Corridor Policies 
 
The 2009 Urban Design Action Plan and subsequent Official Plan Amendment 39, 

identified intensification corridors as part of the structuring elements of the City 
containing multiple land use designations that provide for mixed-use development 

in proximity to transit services at appropriate locations. 
 
Six intensification corridors are identified in the Official Plan: Woolwich Street; 

Eramosa Road; York Road; Stone Road; Silvercreek Parkway; and, Gordon Street.  

In addition, the Official Plan contains Intensification Corridor policies that: 

 Plan for increased densities to support existing and planned transit levels;  

 Permit a mix of residential, office, institution and commercial uses, as well as 

a range of local services; and, 
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 Direct and orient development toward arterial and collector roads. 

Gordon street is also designated an arterial road which is meant to accommodate a 

high volume of traffic and support future higher order transit. 
 

Lands in the Gordon Street Intensification Corridor include (as shown in the Official 
Plan): High Density Residential, Medium Density Residential, Neighbourhood 
Commercial Centre, and Mixed Office/Commercial. The table below summarizes key 

policies for these designations. 
 
Designation Permitted Uses Height Density 

 

Medium Density Residential Multiple unit 
residential buildings, 

such as townhouses 

and apartments 

Minimum height is (2) 
two storeys and 

maximum height is 

(6) six storeys 

Maximum net density 
of 100 units per 

hectare and not less 

than a minimum net 
density of 35 units 
per hectare* 

High Density Residential Multiple unit 

residential buildings 
generally in the form 
of apartments 

Minimum height is (3) 

three storeys and 
maximum height is 
(10) ten storeys 

Maximum net density 

of 150 units per 
hectare and not less 
than a minimum net 
density of 100 units 
per hectare* 

Neighbourhood Commercial 

Centre 

Commercial, retail 

and service uses; 
small-scale offices; 
community services 
and facilities; 
live/work; multiple 

unit residential within 

mixed-use buildings; 
and urban squares 
 
Residential uses are 
not permitted on the 
ground floor 

The maximum height 

is six (6) storeys 

Additional building 

height and density 
may be considered 
subject to the Height 
and Density Bonus 
provisions of this Plan 

Mixed Office/Commercial Convenience 
commercial and 
small-scale retail 
commercial; small-
scale office; personal 
service; and 
detached, semi-

detached, townhouses 
and apartments. 

Maximum height is 
four (4) storeys 

Residential 
development may be 
permitted to a 
maximum net density 
of 100 units per 
hectare* 

Table 1: Official Plan Land Use Designations 

*Increased height and density may be permitted in accordance with the Height and 
Density Bonus Provisions of the Official Plan Section 10.7. 
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Gordon Street Intensification Corridor Today 
 

As outlined in the Council-adopted 2017 Urban Design Action Plan, Gordon Street is 
the historic “highway into town” from the south. While retaining some of its natural 

and cultural heritage, it is gradually being intensified. The City is also exploring the 
use of higher order transit along Gordon Street and other corridors. 
  

As identified in the Official Plan the Gordon Street Intensification Corridor is 
generally located between Stone Road and Clairfields Drive as outlined on Schedule 

1B of the Official Plan. 
 
As stated in the Council-adopted 2017 Urban Design Action Plan the vision for 

Intensification Corridors is to: 
 “Create more efficient and complete communities, while accommodating 

growth, enhancing mobility and improving the visitor experience along main 
transportation corridors and key access routes in Guelph.”  

 

Furthermore, the UDAP identified a number of specific challenges to their evolution 
that will need to be addressed through implementation. Some of these concerns 

were also brought up by the public including: 
 The primary entrance corridors into Guelph contain a varied range of land 

uses including commercial, suburban residential, urban residential, industrial, 

rural and natural heritage; 

 Most arterial and collector roads are designed primarily to facilitate vehicular 

traffic and do not encourage walking and cycling; and, 

 Lot sizes and land ownership patterns may make consolidation and coordinated 

intensification difficult. 

Overview of the Draft Document 

 
The purpose of the Draft Gordon Street Intensification Corridor Vision Document 
and Demonstration Plans is to illustrate a cohesive vision for future development 

within the Gordon Street Intensification Corridor based on Official Plan policies as 
well as other City policies.  

 
The draft vision articulated in the draft document for the Gordon Street 

Intensification Corridor is as follows: 
 “Gordon Street is envisioned to become a vibrant, pedestrian friendly street 

framed by mid-rise buildings, continuous rows of health trees, and active at-

grade uses that engage the street and the sidewalk. Future development will 
carefully protect, maintain, restore and enhance the natural heritages system 

and transition sensitively to adjacent low rise neighbourhoods.”  
 
The Document contains an overview of the area, a description of the existing policy 

framework (i.e. Growth Plan, Official Plan, etc.), a vision and guiding principles for 
Gordon Street and the seven demonstrations sites. Each demonstration site includes 

official plan directions, design considerations and a conceptual urban design illustration.     
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Seven demonstration sites have been chosen along Gordon Street to illustrate 
potential future development scenarios in the event that redevelopment is 

proposed. These sites were chosen as they are considered underutilized; they are 
larger properties with the possibility of consolidation; and they have not recently 

been redeveloped.   
 
Additional guidelines will be provided in the Built Form Standards for Townhouses 

and Mid-Rise Buildings such as parking, common amenity space, landscaped open 
space, tree planting, building massing such as stepbacks and transitions to 

surrounding neighbourhoods.  
 
The Draft Built Form Standards for the Gordon Street Intensification Corridor is 

Attachment 1 to this report. 
 

How staff will implement this document 
 
The  Built Form Standards for the Gordon Street Intensification Corridor will 

establish general principles and design considerations for development within the 
Intensification Corridor and, in particular, the key demonstration sites. Once 

endorsed by Council, this document will be used to provide guidance for staff to 
evaluate development applications within the area. While market and economic 

conditions will ultimately determine the timing for the full build-out of the permitted 
uses and built form vision, the concept plans are intended to provide greater 
guidance to development proponents and enhance clarity and consistency regarding 

the City’s urban design policies in this area.  
 

The intent is to allow for more timely approvals of development applications that 
are in keeping with the document. 
 

Development proposals within the area will be required to demonstrate how the 
proposal is generally consistent with and reflects the Draft Built Form Standards for 

the Gordon Street Intensification Corridor to the satisfaction of staff. Furthermore, 
the principles established will guide the development of implementation tools (e.g. 
zoning by-law amendments or updates). This being said, the demonstration plans 

are conceptual and issues such as building size/placement may be refined and 
changes proposed through the development process so long as the development is 

generally consistent with the document. 
 
Summary of Themes and Analysis of Public Input Received to Date 

 
1. Traffic 

 
Summary of Comments 

 Implications of growth for traffic has been raised as a key concern. In 

particular, existing and future traffic along Gordon Street is an important 
concern of many who use the corridor.  
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Staff Response 
 As an implementation document, this document is primarily about the built 

form, as envisioned by the Official Plan rather than revisiting the heights and 
densities in the Official Plan. In addition, Gordon Street is designated an 

Arterial Road which is intended to carry a high volume of traffic. 
 This being said, the document recognizes that the City will shortly be 

undertaking a City-wide Transportation Master Plan update. Based on the 

feedback received, the draft document concludes that Gordon Street traffic 
capacity should be examined in regards to in future growth (i.e. to 2041). 

 In addition, the City is also about to undertake an Environmental Assessment 
for Gordon Street to examine adding a centre turn lane between Edinburgh 
Road and Arkell Road. 

 Finally, as individual developments come forward traffic impact studies will 
be required which will look at local area improvements that may be required 

to accommodate future development.  
 

2. Transitions 

 
Summary of Comments 

 Concerns raised that height permitted by the Official Plan will impact the 
existing low rise residential neighbourhoods in the surrounding area. In 

particular a number of comments were raised regarding Site 4 related to the 
transition from medium density residential to low density residential along 
Landsdown Drive.   

 
Staff Response 

 The draft document proposes to create sensitive transitions to surrounding 
neighbourhoods though the use of an angular plane. A 45 degree angular 
plane taken from the property line can help shape development and provide 

a transition from mid-rise buildings to adjacent low density residential 
designations. 

 In regards to Landsdown Drive, a direction has been included to ensure that 
development should maintain the street’s function as a residential local 
street. The revised draft example diagrams show that townhouses should 

face and front onto the street which, in conjunction with the angular plane, is 
intended to create an appropriate transition between the low-density 

residential designation east of Landsdown Drive and the medium density 
designation to the west.  
 

3. Parks and Open Space 
 

Summary of Comments 
 Concerns that intensification will create a loss of green space and retaining 

existing mature trees. A number of respondents appreciated the document 

vision for greening the corridor. 
 

Staff Response 
 The document sets the vision for promoting the greening of Gordon Street by 
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promoting a landscape street frontage (based on a setback of 6m for 
residential buildings and 3 metres for mixed-use buildings). 

 Minimum requirements for landscaped open space, common outdoor amenity 
space, and trees are included in the draft City-wide Built Form Standards for 

Townhouses and Mid-rise buildings in order to ensure appropriately sized 
green spaces and the planting of new trees. 

 The document includes a direction for a public park near Gordon Street and 

Edinburgh Road.  
 Key existing clusters of trees are identified on the demonstration sites to 

promote the retention of existing mature trees, where possible. 
 

 

4. How the document will be used 
 

Summary of Comments 
 Questions surrounding the status of the document.  

 

Staff Response 
 The document will be used as a guideline to assist in interpreting Official Plan 

policies. The demonstration plans included will not require development in 
the exact same form but will guide development in the direction of the vision 

of the Official Plan. Further discussion of this is included in the section of this 
report entitled “How staff will implement this document.” 

 

Next Steps 
 

Next steps and community engagement timing are currently scheduled as outlined 
in the following table. 

 
Timing Deliverable 

January 15, 2018  Public and stakeholder comments due. 

 

Q1-2 2018 Recommended Final  Built Form Standards for the 

Gordon Street Intensification Corridor to IDE/Council for 
endorsement.  

 

 

Financial Implications 
 
The Draft Built Form Standards for the Gordon Street Intensification Corridor is 

funded through the approved capital budget. 

Consultations 

Staff and consultants have interviewed and met with a number of landowners and 
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other key stakeholders who are involved professionally in development in Guelph.  
 

A meeting was held on May 24, 2017 with owners of land within the seven 
demonstration sites. The purpose of this meeting was to present the initial concept 

plans and get public feedback prior to taking the draft document to the larger 
public. This meeting was held in a workshop format to allow for facilitated 
discussion of the concept plans. Approximately 36 persons attended this meeting. 

 
On October 24, 2017 an Open House was held at the Salvation Army between 3:30-

5:30 p.m. and 6:30-8:30 p.m. to present the revised draft document and 
demonstration sites to the general public. Approximately 64 total persons attended 
these meetings. 

 
Based on feedback received, changes have been made to the document that 

generally: 
 Provide additional clarity around document graphics. 
 Provide for more direction regarding transition along Landsdown Drive 

between the Medium Density Residential to the west and the Low Density 
Residential designation to the east. 

 Emphasize the importance of buildings framing the street at the corner of 
Lowes and Gordon Street while providing for some additional flexibility. 

 
Comments received during and after stakeholder interviews, the landowner 
workshop and the public open house have informed the development of the draft 

document. Internal meetings with a team of staff were held to develop the 
document. This included staff from Engineering, Parks Planning and Guelph Transit. 

In addition, internal City staff has also been circulated to provide comments on the 
initial document. Staff is asking for comments to be received by January 15, 2018. 

Corporate Administrative Plan 

 
Overarching Goals 

Service Excellence 
Innovation 
 

Service Area Operational Work Plans 
Our Services - Municipal services that make lives better 

Our People- Building a great community together 
 

Attachments 

ATT-1 Draft Built Form Standards for the Gordon Street Intensification 
Corridor is available on the City of Guelph website at: 

 http://guelph.ca/city-hall/planning-and-development/community-
plans-studies/urban-design/urban-design-concept-
plans/intensification-corridor-concept-plans/ 

http://guelph.ca/city-hall/planning-and-development/community-plans-studies/urban-design/urban-design-concept-plans/intensification-corridor-concept-plans/
http://guelph.ca/city-hall/planning-and-development/community-plans-studies/urban-design/urban-design-concept-plans/intensification-corridor-concept-plans/
http://guelph.ca/city-hall/planning-and-development/community-plans-studies/urban-design/urban-design-concept-plans/intensification-corridor-concept-plans/
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Departmental Approval 

Not applicable  
 

 
 
Report Author Approved By  
David de Groot    Melissa Aldunate 

Senior Urban Designer   Manager of Policy Planning and Urban Design 
   
    

 
 

 
________________________ __________________________ 

Approved By    Recommended By 
Todd Salter     Scott Stewart, C.E.T. 
General Manager,    Deputy CAO 

Planning, Urban Design and  Infrastructure, Development and Enterprise 
Building Services    519-822-1260, ext. 3445 

(519) 822-1260 ext. 2395  scott.stewart@guelph.ca 
todd.salter@guelph.ca 
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Objectives & Purpose of the  
Built Form Standards

• Framework for design of mid-rise buildings and 
townhouses to support existing planning policy 
direction for growth

• Encourages compact growth with high quality 
sustainable development and strong pedestrian 
realm

• Provides clear direction/guidance to developers 
and staff by supporting efficient review process

• Will be used to evaluate urban design briefs and 
planning applications

• Provides recommendations for future update to 
the City’s Zoning By-Law

Mid-Rise Buildings
4 to 6 storeys in height

• Retail / office units at grade, 
residential uses above
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Townhouses
generally 2-3 storeys

Parking, Access, Circulation and 
Loading 

• Parking in structures or underground where possible



27/11/2017

4

Common Amenity Space

Landscaped Open Space
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Tree Planting
30m3 soil volume for mature tree growth

• Appropriate tree canopy cover, including retention of character 
defining trees

Context Sensitive Building 
Design

– 45 degree angular plane between mid-rise building site and adjacent low 
density residential. This includes the use of stepbacks and setbacks

– To ensure impacts of height, overlook and shadow are mitigated
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• Transition zone between public and private realm with clearly 
defined boulevard and street elements

• Wider street setbacks (for landscaping, mature trees, seating, 
pedestrian walkways, bike lanes)

Transition Zone Between Public 
and Private Realm

Recommendation

That the Draft Built Form Standards for Mid-
rise Buildings and Townhouses be received. 

Next Steps
Public and stakeholder comments welcome 
until: January 15, 2018
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Staff 

Report 

To   City Council 
 
Service Area  Infrastructure, Development and Enterprise Services 

 
Date   Monday, December 11, 2017 
 

Subject Draft Built Form Standards for Mid-rise Buildings and 

Townhouses  
 

Report Number  IDE-2017-137 
 
 

Recommendation 

That the Draft Built Form Standards for Mid-rise Buildings and Townhouses be 

received.   

Executive Summary 

Purpose of Report 

The purpose of this report is to provide Council the draft Built Form Standards for 
Mid-Rise Buildings and Townhouses (Attachment 1) for review and input.  Staff is 

also accepting public and agency comments. Finally, the report also sets out the 
project’s next steps and timelines. 

Key Findings 

The City has completed an update of its Official Plan through Official Plan 

Amendment (OPA) 48. The City is now moving forward with implementation of the 
Plan.  
 

Based on the Official Plan, the Built Form Standards for Mid-rise Buildings and 
Townhouses will provide clear directions/standards for the design of new townhouse 

buildings and mid-rise buildings across the City. The document will also provide the 
basis and recommendations for the future comprehensive Zoning By-law review in 
regards to design and massing considerations and potential regulations for these 

types of developments. 
 

The Preliminary Design Directions document was received and supported by Council 
on May 8, 2017.  The draft Built Form Standards for Mid-Rise Buildings and 

Townhouses have been prepared based on internal and external stakeholder 
engagement (Attachment 1).   
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The Built Form Standards for Mid-rise Buildings and Townhouses will address both 
residential and mixed use developments and take policy direction from the urban 

design policies in the City’s Official Plan (OPA 48). It will provide a thoughtful and 
consistent approach to evaluating the design of these buildings and guidance to the 

development community, while allowing for innovation and supporting design 
excellence. The document will also help residents and developers understand the 
quality of design that will be expected of new development. 

Financial Implications  

The Built Form Standards for Townhouses and Mid-rise Buildings is funded through 
the approved capital budget. 

 

Report 

The City has completed an update of its Official Plan through Official Plan 
Amendment (OPA) 48 which is now in effect with the exception of site specific policy 

appeals. Based on this, the City is now moving forward with implementation of the 
Plan. One of the goals is to enhance the already established sense of place that 

Guelph’s citizens enjoy and to guide change where it is planned to occur, creating a 
complete and distinctive community through the application of urban design 
excellence. This work will become a component of the City’s Urban Design Manual.  

 
The Built Form Standards for Mid-rise Buildings and Townhouses will provide clear 

directions/standards for the design of new townhouse buildings and mid-rise 
buildings across the City (with the exception of Downtown which is subject to the 
Downtown Built Form Standards). The building standards will address both 

residential and mixed use developments and take policy direction from the urban 
design policies in the City’s Official Plan. It will provide a thoughtful and consistent 

approach to evaluating the design of these buildings and guidance to the 
development community, while allowing for innovation and supporting design 
excellence. The document will also help residents and developers understand the 

quality of design that will be expected of new development and, if followed 
effectively, will result in a streamlined approvals process. 

 
The project will also provide the basis and recommendations for the future 
comprehensive Zoning By-law review in regards to potential design and massing 

regulations for townhouses and mid-rise buildings. It will provide sufficient direction 
regarding the evaluation of urban design briefs, site-specific Zoning By-law 

amendments and other planning applications. The City has retained Brook McIlroy 
as the consultant on this project. 
 

As outlined in Guelph’s Official Plan, mid-rise buildings are generally between 4 and 
6 storeys. This work will address mixed-use buildings as well as single-use 

buildings. The document will also address different townhouse typologies such as 
cluster townhouses, stacked townhouses and street-oriented townhouses.  

http://guelph.ca/plans-and-strategies/placemaking/
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Draft Built Form Standards for Mid-rise Buildings and Townhouses 
(Attachment 1) 

 
The Built Form Standards address how different components of a site should be 

organized and designed, as well as specific standards for mi-rise buildings and 
townhouses. The location and orientation of buildings, parking, access, and 
circulation, landscaped space, outdoor amenity space and trees, as well as impacts 

on the environment and stormwater management should all be considered. The 
following is a summary of site considerations:    

 
Sustainable Site Design 
This includes sustainable building design (i.e. reduced energy and water 

consumption), the promotion of alternative modes of transportation, the use  of 
green roofs and Low Impact Development (LID) measures.   

 
Parking, Access, Circulation and Loading  
The location of parking in relation to buildings and other site components  should 

not dominate the visual edges of the site, especially when viewed from the street. 
Underground or structure parking is encouraged. Long term bicycle parking 

standards are also included.   
 

Common Amenity Space 
Comfortable and safe spaces should be provided for pedestrians with a range of 
active and passive programming, which may include a children’s play area, seating, 

garden, shade structure, barbecues, etc. The location and orientation of common 
amenity spaces should strategically be designed to include a balance of sun, shade 

and protection from wind. 
 
Landscaped Open Space 

Hard and soft landscaping treatments should be incorporated into the site design 
and provide a diversity of colour, texture and plant material to create visual interest 

and pedestrian comfort.   
 
Tree Planting 

Trees should be planted in sufficient soil volumes and in appropriate locations to 
ensure healthy tree growth. Existing trees should be preserved where possible.  

 
Mid-Block Connections 
Pedestrian circulation routes should be connected and comfortable while making 

connections to the public right-of-way. They should include lighting features, 
seating and signage to ensure to promote pedestrian safety and comfort.  

 
Lighting 
Adequate lighting should be provided for building identification and safety, including 

lighting to accent walkways, steps, ramps, etc. while minimizing the infringement of 
light and the creation of glare. Lighting should be warm in colour and directed away 

from the night sky.  
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Rooftop Mechanical 
Mechanical systems should be incorporated within the design of the building and be 

completely screened from public view.  
 

Utilities and Solid Waste 
Utilities and on-site garbage containers should be located to minimize impact on 
aesthetic quality and function of the site.   

 
Building Massing, Scale and Transitions 

Building massing includes the size, shape and form of a building. These guidelines 
include building setbacks, stepback, maximum building length, angular planes, etc. 
Building transitions to adjacent low-rise neighbourhoods, cultural and natural 

heritage, parks and open spaces should be incorporated to mitigate negative 
impacts such as shadowing, wind and lack of privacy.   

 
Ground Floor and Street Edge Design 
This includes an appropriate interface between buildings and the public-of-way, 

including front doors, windows, canopies, patios, and a rhythm of shop fronts. 
 

Articulation, Façade Design and Materials 
Building designs should incorporate architectural diversity and a range of materials 

to promote visual diversity in texture and colour, such as stone and brick.   
 
 

Next Steps 
 

A full circulation to stakeholders and the public is currently being undertaken.  
Next steps and community engagement timing are currently scheduled as outlined 
in the following table. 

 

Timing Deliverable 

December 7, 

2017 

Public Open House held. 

January 15, 2018  Public and stakeholder comments due. 

 

Q1-2 2018 Recommended Built Form Standards for Mid-rise 

Buildings and Townhouses presented to IDE/Council for 
endorsement.  
 

  

Financial Implications 

The Built Form Standards for Townhouses and Mid-rise Buildings is funded through 
the approved capital budget. 
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Consultations 

Formal consultation for the Directions Document began early 2017. Staff and 

consultants interviewed a number of key stakeholders who are involved 
professionally in the development of these buildings types in Guelph. Internal staff 

from multiple departments have also been consulted. In addition, on March 22nd 
two public workshops were conducted, one in the afternoon and one in the evening. 
In total, approximately 55 people attended the workshops.  

 
These interviews and workshops have informed the development of the draft 

document. Staff has also completed an initial internal circulation with key internal 
staff. This included staff from Engineering and Zoning. A public open house is also 

scheduled for December 7, 2017 and a full stakeholder circulation is also being 
completed. Staff is asking for comments to be received by January 15, 2018. 

Corporate Administrative Plan 

Overarching Goals 
Service Excellence 

Innovation 
 

 

Service Area Operational Work Plans 

Our Services - Municipal services that make lives better 
Our People- Building a great community together 

Attachments 

ATT-1 Draft Built Form Standards for Mid-rise Buildings and Townhouses  

Departmental Approval 

Not applicable  
 
Report Author Approved By  
David de Groot    Melissa Aldunate 
Senior Urban Designer   Manager of Policy Planning and Urban Design 

 
 

 
________________________ __________________________ 
Approved By    Recommended By 

Todd Salter     Scott Stewart, C.E.T. 
General Manager,    Deputy CAO 

Planning, Urban Design and  Infrastructure, Development and Enterprise 
Building Services    519-822-1260, ext. 3445 
(519) 822-1260 ext. 2395  scott.stewart@guelph.ca 

todd.salter@guelph.ca 

https://guelph.ca/wp-content/uploads/20171123BFSforMid-RiseBuildingandTownhouses.pdf
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Guelph Innovation District
Real Estate Development Proposal

Presentation to Guelph City Council
December 11, 2017

2

Turf Grass Lands = 219 acres

Wellington Centre Lands = 24 acres

Conservation Lands = 38 acres

The Subject Lands 
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To further realize the vision and principles of the City of Guelph’s Secondary 
Plan through the control of the Guelph Innovation District’s real estate.

The Purpose of the Proposal

4

Vision and principles:
1. The creation of a compact, mixed use

community providing meaningful places to
live, work, shop, play and learn;

2. A knowledge-based innovation cluster
that attracts employment and residential
uses both anchored by a new mixed use
urban village and main street;

3. Building on natural and cultural heritage
resources of the area;

4. Working towards carbon neutrality
through building performance standards, on
and off-site renewable energy and potential
district energy (where viable).

Guelph Innovation District – Secondary Plan

Background – Planning & Development Principles
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- City to conditionally acquire property from the Province
- City to conduct RFP to identify and contract with a qualified development interest(s)
- City to simultaneously close on firm transactions between Province & qualified 

development interest(s).
- City to be kept financially whole at the completion of the process.

Proposed Process

Process Objectives

Process Stages & Timelines

Exit Gate Exit Gate Exit Gate Exit Gate Exit Gate

6

- Business Development & Enterprise;
- Finance Services;
- Strategy, Innovation, Intergovernmental Services
- Realty and Legal Services
- Planning, Urban Design and Building Services.

Proposed Process

Findings

Consultations

Proposal Endorsed by:

- Business Development & Enterprise;
- Finance Services;
- Strategy, Innovation, Intergovernmental Services
- Executive Team.
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Benefits
- Controlling the RFP process – greater certainty in realizing the goals of the Secondary 

Plan.
- Further ability to control matching municipal infrastructure investments with qualified 

private sector investment.
- Unique opportunity to align not-for-profit, institutional, public (at all levels of government) 

with private sector investment.

Risks
- No guarantee that RFP will be successful. 
- Risk mitigation provided through “exit” points before firm real estate transactional & 

financial commitments with the Province.

Proposed Process

Findings

Staff Opinions & Comments

8

Proposed Process

Proposed Recommendations  Relating To:

1. The authorization to implement proposal to acquire and dispose of real estate.

2. The authorization to communicate with the Minister of Infrastructure. 

3. The authorization to negotiate and execution a Letter of Intent/Conditional Agreement of 
Purchase and Sale between the Province of Ontario and the City of Guelph.

4. The authorization to implementation a City led Request for Proposals to seek 
submissions from qualified private development interests.

5. The authorization to select qualified development interests, and negotiate an agreement 
of purchase and sale with the City of Guelph.

6. The authorization to execute an agreement of purchase and sale for the purpose of the 
City selling property to a private development interest

7. The authorization to use certain reserves to front end required costs.

Staff are seeking delegated authority to implement recommendations 4 through 7 to allow 
for the implementation of the process through the potential “Restricted Acts” (a.k.a. “lame 
duck”/s. 275 of the Municipal Act) period of the 2018 municipal election.
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Questions
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Staff 

Report 

To   City Council 
 
Service Area  Infrastructure, Development and Enterprise Services 

 
Date   Monday, December 11, 2017 
 

Subject  Guelph Innovation District (GID) – Real Estate 

Options 

 

Report Number  IDE-2017-140 
 

Recommendation 

1. That staff be directed to implement a proposal to acquire and dispose of real 
estate located within the Guelph Innovation District as described in Council 

Report IDE-2017-140, specifically lands identified as the former Wellington 
Detention Centre and the Turf Grass lands and report back at key 
implementation milestones as determined by staff. 

 
2. That the Mayor be directed to advise the Minister of Infrastructure about the 

City of Guelph’s intention to submit an Expression of Interest to acquire and 
dispose of real estate located within the Guelph Innovation District as 
described in Council Report IDE-2017-140, specifically lands identified as the 

former Wellington Detention Centre and the Turf Grass lands. 
 

3. That the Mayor and City Clerk be authorized to execute the terms and 
conditions of a Letter of Intent/Conditional Agreement of Purchase and Sale 
to acquire from the Province of Ontario property within the Guelph 

Innovation District, as described in Council Report IDE-2017-140, specifically 
lands identified as the former Wellington Detention Centre and the Turf Grass 

lands, subject to the terms and conditions of a Letter of Intent/Conditional 
Agreement of Purchase and Sale being acceptable to the Deputy Chief 
Administrative Officer of Infrastructure, Development and Enterprise, and the 

Deputy Chief Administrative Officer Corporate Services. 
 

4. That staff be directed to develop and issue a Request for Proposals to seek 
submissions from private development interests to develop property within 

the Guelph Innovation District, as described in Council Report IDE-2017-140, 
subject to its contents being acceptable to the Deputy Chief Administrative 
Officer of Infrastructure, Development and Enterprise, and the Deputy Chief 

Administrative Officer Corporate Services. 
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5. That staff be directed to assess Request for Proposal submissions from 
private development interests, and subject to the approval of the Deputy 

Chief Administrative Officer of Infrastructure, Development and Enterprise 
and the Deputy Chief Administrative Officer Corporate Services, conduct 

negotiations to sell and develop property within the Guelph Innovation 
District. 

 

6. That the Mayor and Clerk be authorized to execute an agreement of purchase 
and sale for the purpose of selling property within the Guelph Innovation 

District to a private development interest, subject to the contents of the 
agreement of agreement of purchase and sale being acceptable to the 
Deputy Chief Administrative Officer of Infrastructure, Development and 

Enterprise and the Deputy Chief Administrative Officer Corporate Services. 
 

7. That staff be directed to utilize the Tax Rate Operating Contingency Reserve 
#180 for operating costs to an upset limit of $3,500,000, and that the Water 
Capital Reserve Fund #152 be utilized to fund the refundable deposits as 

required to an upset limit of $6,500,000, as identified in Council report IDE-
2017-140, and that staff calculate and charge to the project an appropriate 

rate of return of 3.5% per annum plus an additional 1.5% related to the risk 
of the project, subject to the approval of the  Deputy Chief Administrative 

Officer Corporate Services, and the City Treasurer. 

Executive Summary 

Purpose of Report  

To brief Guelph City Council on the outcome of meetings between City and 

Provincial Government staff regarding the City’s potential real estate and 
development interest in the GID lands, and to seek Council’s direction with respect 

to the implementation of the Province’s proposal that the City acquire GID property 
and conduct its own RFP for the purpose of seeking a suitable developer to achieve 
the City’s GID Secondary Planning objectives.  

Key Findings 

Throughout 2017 the combined offices of Business Development and Enterprise 
Services and Strategy, Innovation, Intergovernmental Services, with the assistance 

of the Mayor’s Office participated in numerous meetings with representatives of 
Infrastructure Ontario (I.O.) regarding the City of Guelph’s potential interest in the 
disposition and development of GID lands currently owned by the Province of 

Ontario. As a result of these meetings, and in consultation with the Finance 
department, staff are recommending that the City further explore a “direct sale” 

with the Province of Ontario, for the purpose of the City acquiring property and 
conducting its own Request for Proposal (RFP) to identify an acceptable developer 
to further advance the objectives of the GID Secondary Plan. 
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Council is also requested to provide staff with “delegation of authority”, through 
specific recommendations, to allow for the implementation of the RFP through the 

period of potential “Restricted Acts” (a.k.a. “lame duck”/s. 275 of the Municipal Act) 
period of the 2018 municipal election. 

Financial Implications (Financial and Funding Framework Summary)  

The following information represents the projected operating financial implications 

to implement the RFP process. The financial pro-forma regarding the acquisition 
and subsequent re-sale of the property are subject to further negotiations between 

the City, Province and potential development interest. The objective of the pro-
forma is to recover 100% of the City’s costs to implement the RFP, acquire and re-

sell the GID property.  

The front ended operating costs are proposed to be funded from the City’s tax rate 

operating contingency reserve with the expectation of being recovered from the 
developer in later stages of the process. There is financial exposure of non-recovery 

of these operating costs that would result if the City exited from the RFP process; 
this risk is outlined in detail later in the report. The refundable deposit is proposed 
to be funded from the Water Capital Reserve Fund and would be fully repaid plus 

interest for the duration of the borrowing period. 

Further information regarding the pro-forma is provided in ATT – 2. 

City Front Ended Costs ($k) 2018 2019 Total

Project Management 160$           160$           320$           

Project Administrative 50$              50$              100$           

RFP Costs 150$           150$           

Intergovernmental Advocacy 24$              24$              48$              

Professional Costs (Legal, Survey) 1,120$        1,120$        2,240$        

Cost of Money 39$              114$           153$           

Total Front Ended Costs 1,393$        1,618$        3,011$         

Report 

During the past year the combined offices of Business Development and Enterprise 
Services and Strategy, Innovation, Intergovernmental Services, with the assistance 

of the Mayor’s Office, have conducted significant outreach with I.O. regarding the 
City’s potential real estate and development interest regarding the disposition and 

redevelopment of the Province’s GID land holdings. Specifically, the City advocated 
for the inclusion of criteria in the Province’s disposition process that would further 
achieve the goals and objectives of the GID Secondary Plan. 

 
For reference, the following provincially owned GID properties are currently being 

prepared for imminent issuance to the market by I.O. The properties that are the 
subject of this report include: 
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a) The former Wellington Detention Centre – approximately 24 acres 

 Includes 24 acres of vacant land south of the Guelph Research Station 

with frontage on Stone Road.  
 

b) The Guelph Research Station – approximately 219 acres 

 I.O is attending to the termination of two current leases on behalf of the 
owner, including the re-location of the Turf Grass Institute to property 

within the University of Guelph.  
 

In addition, conservation land comprising of 38 acres parcel would also be 
transferred and retained by the City. 
 

It is understood that the former Guelph Correctional Facility site will be offered to 
the market at a later date, and as such is not subject to this report. 

ATT-1 illustrates the location of the provincially owned GID properties, and 
highlights the subject properties that would be acquired by the City and potentially 

re-sold to private development interests.    
 

Specifically, I.O. has proposed that the City submit an Expression of Interest (EOI) 
to acquire the subject properties and conduct its own Request for Proposal (RFP) 

call for the purpose of having direct oversight into the selection of a financially 
viable developer that will realize the objectives of the GID Secondary Plan.  As 
mentioned, in addition to the subject lands (243 acres), the Province is proposing 

the inclusion of conservation land (38 acres) which would normally be transferred 
separately to the municipality, and outside of I.O.’s normal disposition process. 

 
Finally, should Council endorse this proposal, it needs to be clear that this includes 
committing dedicated staff resources to implement the process. The associated 

costs and recovery of these costs are provided in the financial implications sections 
of this report.  

 
The process that has been proposed by I.O. is illustrated in Figure 1, and provides 
the City “exit” points should the City wish to terminate the process for any reason. 

This figure also illustrates the targeted timelines in which it is anticipated for the 
City to complete its RFP process and associated real estate transactions. 
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Figure 1 
 

 
 
 

For clarity, the report addresses the acquisition and subsequent disposition of 243 
acres of development land known as the former Wellington Detention Centre and 
the Turf Grass Institute fronting Victoria Road and Stone Road. It is assumed that 

the noted 38 acre Conservation parcel will not be included in the City’s RFP, but 
would remain in the ownership of the City.  

 

In summary I.O. has proposed the following process to City staff. Staff’s comments 

are also provided within each stage. 

Stage 1  - Expression of Interest (EOI) 

o Should the City wish, it may submit its Expression of Interest (EOI) for 
the subject lands, without the need for a deposit.  

o The EOI would include the City’s preliminary terms and conditions. 
o Subject to the EOI being mutually accepted the process will proceed to 

Stage 2.  

 
Stage 2 – Letter of Intent/Conditional Agreement of Purchase and Sale 

(APS) 
o The LOI will further define the proposed terms and conditions of a 

potential transaction between the City and Province.  

o During the LOI period the City will also seek full disclosure of current 
property related information in order to complete its due diligence of 

the property. 
o Initial refundable deposit, to be applied to the purchase price is 

payable. 
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o Matters that will be addressed in the LOI will include those relating to 
transactional periods (i.e. conditional and closing dates), as well as 

closing conditions. 
o Upon the City being satisfied with the proposed terms and conditions, 

the contents of a condition APS will be developed and the City will 
proceed to Stage 3. 
  

Stage 3 – Request for Proposals  
o Upon the execution of the conditional APS, the City would implement 

its request for proposals (RFP), as previously stated for the purpose of 
selecting a preferred developer to implement the principles of the 
Guelph Innovation District’s Secondary Plan.  

o It is also the objective of the RFP to keep the City whole with respect 
to recovering funds that it has front-ended throughout the RFP. 

o It is expected that I.O. will have concluded its due diligence of the 
subject properties prior to the start of the City’s RFP, the result of 
which will further inform the City’s RFP. 

o I.O. has indicated that it is prepared to allow the City sufficient time to 
implement its RFP, to allow for the identification of a suitable 

development interest prior to the next stage.  
o The decision to proceed to Stage 4 is dependent on the results of the 

City’s RFP process. 
  

Stage 4 – Conditional Date  

o A Conditional Date stipulates various conditions which must be met in 
order for the APS to be binding on the parties. 

o Should the City’s RFP (Stage 3) process not be successful, prior to the 
conditional date, the City will provide written notice to I.O. to 
terminate its interest in the property and retain its original deposit.  

o Should the City be satisfied with the results of the RFP (Stage 3) 
process, including the City contracting with a development interest and 

receiving a suitable deposit, it will be the intent of the City to waive 
the conditions of its APS with the Province and proceed to the next 
stage. 

o Upon the waiving of conditions, a second deposit to be applied to the 
purchase price will be payable.  

 
Stage 5 - Completion of Real Estate Transaction Matters 

o This stage addresses the transfer of ownership of the subject 

properties from the Province to the City, and the subsequent transfer 
of ownership of the subject properties from the City to a development 

interest. 
o The objective at this stage will be to keep the City financially whole, 

through the second transaction which is intended to recover all costs 

front-ended by the City to complete this full proposal. 
o This stage is dependent on the City being satisfied of the outcome of 

Stages 3 and 4. 
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DRAFT FINDINGS 
 
It is the collective opinion of Business Development and Enterprise Services, 
Strategy, Innovation, Intergovernmental Services, and Finance Services with the 

endorsement of the Executive Team, that controlling the RFP process brings greater 
certainty to realize the goals of the Secondary plan and other Council approved 

strategies pertaining to environmental sustainability, job creation, innovation and 
prosperity.  
 

It also should be noted that the City has committed significant funds regarding the 
planning and delivery of infrastructure in the east end of the City, in great part to 

attract and leverage private sector investment, with the objective of achieving a 
transformative change within the boundary of York, Victoria, and Watson Road. This 
proposal will assist with the transformation of Victoria Road from the river south to 

Stone Road. 
 

In stating this, it needs to be recognized that this proposal contrasts with that of 
solely relying on the existing Secondary Plan; a significantly lower risk alternative in 
terms of resourcing, cost requirements, but not in terms of leading the City’s vision.  

 
In order to build the City’s reputation and capacity as a leader in climate change 

mitigation and environmental sustainability, it is argued that there are currently a 
set of opportunities that, with concerted effort, could be brought together to 
influence the development of the residential and employment lands in alignment 

with the vision of the Secondary Plan.  
 

Staff acknowledges that its recommendation to implement this proposal is bold, and 
provides for significant yet controlled and mitigated financial exposure. In 
considering this risk, staff have identified the following points where the City may 

exit the process. 
 

Stage 1 – Expression of Interest  
Should the City and the Province not be able to come to an agreement on 

establishing the principle terms and conditions of a transaction, the City may 
withdraw its Expression of Interest at this time. The projected financial exposure to 
the City would be limited to project management & administrative time incurred. 

 
Stage 2 – Letter of Intent/Conditional Agreement of Purchase and Sale  

In the event that the City and Province cannot come to agreements on the terms of 
the LOI and/or conditional APS, the City may withdraw its Expression of Interest. 
The projected financial exposure at this stage includes those provided in the 

previous stage, plus additional project management and administrative time spent 
and professional fees. In addition, a refundable deposit (the amount to be 

determined) would be payable at this time.  
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Stage 3 – Request for Proposal   
This stage is controlled entirely by the City. It is anticipated that the RFP document 

will require responding developers to address to the satisfaction of the City such 
matters as: 1) compliance of development proposals with the secondary plan 

objectives; 2) proposed deposit, financial terms and transactional conditions; and 
3) development qualifications. The projected financial exposure at this stage 
includes those provided in the previous stages, plus additional project management 

& administrative time spent and professional fees incurred. 
 

In the event that the City is not satisfied with the results of the RFP, it will withdraw 
its Letter of Intent and terminate the Conditional Agreement of Purchase and Sale 
without financial penalty, as long as it does so before the APS Conditional date. 

 
Stage 4 – Conditional Date   

At this stage, if the City it is not satisfied that it has a suitable partner, the City will 
provide written notice that it wishes to terminate the APS prior to the Conditional 
Date, and ask for its refundable deposit to be returned. 

 
During this period it is anticipated that in addition to expended project management 

and administrative time to date, financial exposure would also include funds 
required to retain consultants, other professional assistance with the RFP, and 

attend to such matters as finalizing legal agreements and actioning various real 
estate technical/transactional matters.   
 

Stage 5 – Completion of Real Estate Transaction Matters   
As previously referenced, in order to achieve this stage the City will have satisfied 

itself that it has contracted with a third party developer through its RFP process 
prior to the Conditional Date of its APS with the Province. 
 

If for some unforeseen reason the City’s partner relationship does not occur, the 
City will have the developer deposit to offset some financial risk and the City will 

have the following options: 
 

1. Complete its transaction with the Province, and re-issue its RFP (to be clear, 

staff do not have delegate authority to action this option and would come 
back to Council seeking approval at that time);   

2. Seek an amendment to the closing terms of the APS with the Province, and 
re-issue its RFP;   

3. Default on its agreement with the Province and default on funds related to 

the default (which would include funds paid to the Province and costs 
incurred by the City).    
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Financial Implications  

The following information provides the estimate of the operating costs and 

implications to implement the proposed process.  As stated earlier in this report, 

the process contemplates “exit” points should they be required. Included in this 
section is the estimated financial exposure to the City at each “exit” point. ATT – 2 
provides a preliminary pro-forma relating to the proposed real estate transactions. 

City Front Ended Costs

Project Management 64$               128$             192$             256$                320$                

Project Administration 20$               40$               60$               80$                  100$                

RFP Costs -$              50$               100$             150$                150$                

Intergovernmental Advocacy -$              12$               24$               36$                  48$                  

Professional Costs -$              560$             1,120$         1,680$            2,240$            

Cost of Money 4$                  24$               66$               131$                153$                

Total 88$               814$             1,562$         2,333$            3,011$            

Recoveries by "Exit" Point ($k) Stage 1 Stage 2 Stage 3 Stage 4 Stage 5

Project Management -$              -$              -$              -$                320$                

Project Administration -$              -$              -$              -$                100$                

RFP Costs -$              -$              -$              -$                150$                

Professional Costs -$              -$              -$              -$                2,240$            

Intergovernmental Advocacy -$              -$              -$              -$                48$                  

Cost of Money -$              -$              -$              -$                153$                

Total  -$              -$              -$              -$                3,011$            

City's Financial Exposure by "Exit" Point 88$               814$             1,562$         2,333$            -$                 

Consultations 

The following City departments have reviewed and provided input into this report: 
 

 Finance Services – James Krauter, Deputy Treasurer / Manager of Taxation 
and Revenue; 

 Strategy, Innovation, Intergovernmental Services – Barb Swartzentruber, 
Executive Director and Cathy Kennedy, Manager Policy and 

Intergovernmental Relations; 
 Realty and Legal Services – Christine Joo, Associate Solicitor; and 
 Planning, Urban Design and Building Services – Melissa Aldunate, Manager 

Policy and Urban Design. 

Corporate Administrative Plan 

Overarching Goals 
Service Excellence 
Financial Stability 

 
Service Area Operational Work Plans 

Our Services - Municipal services that make lives better 
Our People- Building a great community together 
Our Resources - A solid foundation for a growing city 
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Attachments 

ATT- 1 Map of Subject Properties 

ATT- 2 Supplementary Information Regarding Report IDE-2017-140 Potential 
Acquisition and Disposition of Property Within the Guelph Innovation 

District (Confidential/Closed) 
 

Departmental Approval 
 
The following City departments have reviewed and approve the recommendations 

provided in this report: 
 

 Finance Services – Tara Baker, General Manager/Treasurer; 
 Business Development and Enterprise Services – Peter Cartwright, General 

Manager; 

 Strategy, Innovation, Intergovernmental Services – Barb Swartzentruber, 
Executive Director; 

 Executive Team 

 

Report Author 

Peter J. Cartwright, General Manager  

Business Development & Enterprise Services 
 

 
 
__________________________ __________________________ 

Approved By Recommended By 
Peter J. Cartwright, PLE, RPP, MCIP Scott Stewart, C.E.T 

General Manager   Deputy CAO 
Business Development and  Infrastructure Development and Enterprise 
Enterprise 519-822-1260, ext. 3445 

519-822-1260, ext. 2820 scott.stewart@guelph.ca 
peter.cartwright@guelph.ca 

 
  

mailto:peter.cartwright@guelph.ca
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ATT-1 
Map of Properties 
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