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1.0 INTRODUCTION  
MHBC has been retained by Gemini Homes and Mr. Alex Maziarz, the owner, to coordinate the 
Zoning By-law Amendment application and prepare this Planning Justification Report for 
redevelopment of the properties municipally known as 105 and 103 Victoria Road North, in the City 
of Guelph (“the subject lands”).   
 
The subject lands are located at the northeast corner of Victoria Road North and Cassino Avenue in 
the eastern portion of the City of Guelph and are presently developed with two single-detached 
dwellings fronting on Victoria Road North and a detached garage setback approximately 100 metres 
from Victoria Road North. The total area of the subject lands is 14,073.5 square metres (1.4 hectares) 
with approximately 90 metres of frontage on Victoria Road North and 156 metres of frontage on 
Cassino Avenue.   
 
The proposal includes the redevelopment of the rear portion of the subject lands with a townhouse 
development.  The townhouse component consists of 44 units accessed from a driveway from 
Cassino Avenue. The existing two single detached dwellings fronting Victoria Road will be retained 
and a third lot will be created on the corner of Victoria Road and Cassino Avenue for a single 
detached dwelling.  
 
Implementation of the proposed redevelopment requires approval of a Zoning By-law Amendment. 
This planning justification report supports the required application and assesses the proposal in the 
context of the applicable planning framework.  In support of the applications, this planning report 
includes: 

• An introduction and general description of the subject lands, surrounding uses and existing 
conditions, to provide an understanding of the locational and policy context; 

• An overview of the proposed development; 
• A description of the overall land use planning and design elements of the proposed 

development; 
• A description of the proposed Zoning By-law Amendment;  
• A review of existing policy framework in relation to the proposed development and 

assessment of consistency with the Provincial Policy Statement and conformity with the A 
Place to Grow Growth Plan for the Greater Golden Horseshoe and the City of Guelph Official 
Plan; and, 

• Consideration and integration of recommendations and from the supporting studies and 
reports.  

 
MHBC has been responsible for the overall coordination of the applications.  All required reports 
have been prepared and submitted concurrently with the planning applications.  A pre-consultation 
meeting was held in October 2020. A copy of the Pre-consultation Summary is included as 
Appendix A to this Report.   
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2.0 CONTEXT 
 
The subject lands are located in the eastern portion of the City of Guelph in the Grange Hill East 
neighbourhood.  The subject lands are located at the northeast quadrant of the Victoria Road and 
Cassino Avenue intersection. Downtown Guelph is located approximately 2.0 kilometers to the east 
of the subject lands, Eramosa Road is approximately 1.2 kilometers to the north and Highway 7 is 
located approximately 1.5 kilometers south of the subject lands. The location of the subject lands is 
shown on Figure 1. 
 
The subject lands are comprised of two separate properties with a combined area of area of 14,073.5 
square metres (1.4 hectares). They are presently developed with two-single detached dwellings 
fronting on Victoria Road and one single detached dwelling located on the northwestern portion of 
the subject lands, setback 100 metres from Victoria Road North.  The subject lands are generally flat 
with at treed portion at the northwest corner of the site.   
 
The surrounding area is characterized by a range of low-rise residential development, generally 
comprised of single-detached and semi-detached dwellings, townhouses and low-rise apartments.  
The neighbourhood is complemented by community facilities and neighbourhood commercial 
uses. The surrounding context is described in detail below and illustrated on Figure 2 to this report.   
 
NORTH: Adjacent to the subject lands is a townhouse development (Victoria Hollow) with 

frontage on Victoria Road. Further north, at the southeast corner of Victoria Road 
and Hadati Road is the Victoria Road Recreation Centre and Victor Davis Pool.  A 
three-storey apartment building is adjacent to the Victoria Road Recreation Centre. 

 

EAST: Single-detached dwellings fronting on Cassino Avenue and Hadati Road are 
located to the east of the subject lands.  East of Hadati Road is Peter Misersky Park 
and a townhouse development. 

 
SOUTH:   Residential development, generally comprised of single-detached dwellings are 

located to the south of the subject lands along Cassino Avenue and Palermo 
Crescent.  Further south is Palermo Park and institutional uses including an 
elementary school (St. John Catholic School), a secondary school (St. James’ 
Catholic High School) and a church (St. John’s Parish). A commercial plaza is 
adjacent to the institutional uses, south of Grange Road. Industrial uses are located 
further to the south, south of the rail line. 

 

WEST: West of the subject lands are low rise residential uses, generally comprised of 
single-detached dwellings, located on the west side of Victoria Road North.  
Commercial and institutional uses, including John F. Ross Secondary School, are 
located further east, along Eramosa Road.  
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The subject lands have access to existing transportation networks, including: 
• Victoria Road and Grange Road which are arterial roads and Hadati Road which is a collector 

road; 
• The existing interconnected trail network through the City, including an existing trail along 

Cassino Avenuve that connects to the greater City trail system; and 
• Existing Guelph Transit routes, specifically: 

o Route 13 (Victoria Recreation Centre) which includes a stop on Cassino Avenue, 
o Routes 17/18 which have stops approximately 600 metres to the north at the 

intersection of Eastview Road and Victoria Road,  and; 
o Route 14 which has stops approximately 500 metres to the south at the intersection 

of Grange Road and Victoria Road.  
 
In summary, the subject lands are well located in a residential area comprised of a range of 
residential building types and densities and complemented with community facilities, including 
institutional and recreational uses, and proximate to a range of commercial uses. The subject lands 
are well connected to the arterial and collector road network, existing public transit and existing 
and planned active transit infrastructure.  

2.1 Existing Planning Controls  
The following provides an overview of the regional and local planning controls that apply to the 
subject lands:  

   
Guelph Official Plan:  The subject lands are located in the Built-up Area and are 

designated Low Rise Residential by the City of Guelph Official 
Plan. This designation permits detached, semi-detached and 
duplex dwellings as well as multiple residential buildings, 
such as townhouses and apartments.  The maximum 
permitted height is three storey and the maximum permitted 
density is 35 units per hectare.  

 
Guelph Zoning By-law 
(1995)-14864 

 The subject lands are zoned Urban Reserve (UR) Zone by the 
City of Guelph Zoning By-law.  Residential uses are not 
permitted in the UR Zone, however this zone is essentially a 
‘holding’ zone in the urban area until a planning application 
is submitted for development.   

 



PA
LM

ER
 S

T

CA
RT

ER
 D

R

W
INSTO

N CR

EA
ST

VIE
W

 R
D

OTTAW
A CR

JACKSON ST

KEARNEY ST
CALLANDER DR

MCILWRAITH CR

STEVENSON ST S

STARWOOD DR

CA
SS

IN
O
 A

V

LINDSAY CT

LE
M

O
N
 S

T

CHELTONW
OOD AV

DEL
M

AR 
BV

KEM
P CR

MOUNTFORD DR

W
ILLIAM

 ST

G
RA

N
G
E 

RD

IRELAND PL

W
ALTER ST

ANTHONY AV

GARIBALDI ST

ERIE ST

CRESTW
O
O
D PL

PA
RK

HO
LM

 A
V

HEP
BU

RN
 A

V

RASPBERRY LN

GLENBURNIE DR

SI
M

CO
E 

ST

RO
SE

DALE
 A

V
RY

AN
 A

V

W
ATT

 S
T

G
RA

N
G
E 

ST

TR
AIL

BR
O
O
K L

N

THORNTON ST

VANCOUVER DR

M
A

C
K

A
Y 

ST

DO
M

O
 D

R

DUNKIRK AV

LANE ST

LAURINE AV

CALGARY AV

STUART ST

LOUISA DRJANE ST

ER
A

M
O

SA
 R

D

CH
ES

TE
RT

O
N

 L
N

HARDY ST

VICTORIA RD N

ED
M

O
N
TO

N
 D

R

CA
DIL

LA
C 

DR

HADATI RD

HASTINGS BV

ST CATHERINE ST

PA
LE

RM
O
 C

R

ELGINFIELD DR

AUDEN RD

U
P
TO

N
 C

R

TR
O
Y 

CR

W
ES

TM
IN

ST
ER

 A
V

STARVIEW
 CR

ELIZABETH ST

Figure 1
Location Map

LEGEND

SCALE: 1:10,000

DATE:  February 24, 2021

no
rth

K:\18172B - Victoria and Cassino\RPT\Location Map.dwg

Subject Lands

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

DRAWN: JB

FILE:  18172B

105 and 103 Victoria Rd N
City of Guelph Source: Google Satellite Imagery



Victoria Road
Recreation

Centre

Peter
Misersky

Park

Palermo
Park

Franchetto
Park

Green
Meadows

Park

John F. Ross
Collegiate
Vocational

Institute

Ottawa
Crescent

Public
School

Drummond
Park

Skov
Park

Carter
Park

St James
Catholic School

John
Galt

Public
School

King
George
Public
School

St George's
Park

INDUSTRIAL

INDUSTRIAL

COMMERCIAL

COMMERCIAL

PA
LM

ER
 ST

CART
ER

 DR

WINSTON CR

EA
STV

IEW
 RD

OTTAWA CR

JACKSON ST

KEARNEY ST
CALLANDER DR

MCILWRAITH CR

STEVENSON ST S

STARWOOD DR

CASS
IN

O A
V

LINDSAY CT

LE
MON ST

CHELTONWOOD AV

DELM
AR B

V

KEMP CR

MOUNTFORD DR

WILLIAM ST

GRA
NGE R

D

IRELAND PL

WALTER ST

ANTHONY AV

GARIBALDI ST

ERIE ST

CRESTWOOD PL PA
RK

HOLM
 A

V
HEP

BU
RN

 A
V

RASPBERRY LN

GLENBURNIE DR

SIM
COE S

T

RO
SE

DALE 
AV

RY
AN A

V

WATT 
ST

GRA
NGE S

T

TR
AILB

RO
OK LN

THORNTON ST

VANCOUVER DR

M
A

C
KA

Y 
ST

DOMO D
R

DUNKIRK AV

LANE ST

LAURINE AV

CALGARY AV

STUART ST

LOUISA DRJANE ST

ER
A

M
O

SA
 R

D

C
HE

ST
ER

TO
N 

LN

HARDY ST

VICTORIA RD N

ED
MONTO

N D
R

CADILL
AC D

R

HADATI RD

HASTINGS BV

ST CATHERINE ST

PA
LER

MO C
R

ELGINFIELD DR

AUDEN RD

UPTO
N

 C
R

TR
OY C

R

W
ES

TM
IN

ST
ER

 A
V

STARVIEW CR

ELIZABETH ST

Figure 2

Context Map

LEGEND

SCALE: 1:10,000

DATE:  February 24, 2021

n
o

r
t
h

K:\18172B - Victoria and Cassino\RPT\Context Map.dwg

Subject Lands

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

DRAWN: JB

FILE:  1285J

105 and 103 Victoria Rd N

City of Guelph

Source: City of Guelph Open Data

Google Satellite Imagery

Parks

Transit Route

Creek

Transit Stop

AutoCAD SHX Text
Hadati Creek



103-105 Victoria Rd N 

Planning Justification Report June, 2021 5 

3.0 PROPOSAL
The proposal includes the redevelopment of the rear portion of the subject lands with a townhouse 
development. A Concept Plan has been included as Figure 3 to this report. 

The existing two single detached dwellings fronting Victoria Road will be retained and a third lot 
will be created on the corner of Victoria Road and Cassino Avenue for a single detached dwelling. 
The northerly most lot (Lot 1) will have a frontage of 48 metres with the southerly lots (Lots 2-3) 
having a frontage of 21 metres.  Lot 2 is generally size and dimensions as the existing lot for 105 
Victoria Road North.  

The townhouse component of the proposed development is illustrated on the concept plan and 
described as follows: 

• A total of 44 units in six blocks ranging in size from six to eight units.
• The townhouse dwelling will range in height from two to three storeys.  The two blocks

along the rear of the site (Blocks C and D) have a height of three storeys with the remaining
Blocks (A, B, E and F) having a height of two storeys

• Vehicular access to the townhouse component is via a private laneway from Cassino
Avenue, aligned with Palermo Crescent

• Common amenity area is located internal to the townhouse component
• Internal sidewalks along the condominium driveway provide pedestrian access to Cassino

Avenue.
• The proposed development will be serviced from Cassino Avenue by existing municipal

infrastructure.

The overall density for the proposed development is 33.4 units per hectare. It is the intention that 
lots for the single-detached dwellings will be created through future consent applications. Future 
Plan of Condominium and Site Plan approval applications will be required for the townhouse 
component of the proposed development.   

The proposed development has been designed to be compatible with existing development, 
including the townhouse development abutting the northerly property line, the character of 
Victoria Road north and the single-detached dwellings along Cassino Avenue.  The proposed 
townhouse development is a low-density form of development which incorporates sufficient 
setbacks to allow for appropriate landscaping and buffering to existing development in order to 
provide transitions and mitigate any impacts.  
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4.0 PROPOSED ZONING BY-
LAW AMENDMENT 

The City of Guelph Zoning By-law was adopted by City of Guelph Council on June 19, 1995 and 
certified by the City Clerk on August 29, 1997.  The City of Guelph Zoning By-law zones the subject 
lands Urban Reserve (“UR”) (Figure 4). A limited range of non-residential uses are permitted in the 
UR zone.  
 
The proposed Zoning By-law Amendment seeks to rezone the subject lands from UR to residential 
zone categories in order to permit the proposed development.  The proposed zoning is illustrated 
on Figure 5 and described in Table 1 below: 
 

TABLE 1. PROPOSED ZONING  
Use Proposed Zone 
Lots 1-3 (fronting on Victoria Rd N) Single Detached Residential (R.1A) 
Townhouse Component  Specialized Residential Townhouse (R.3A) 

 
Appendix B provides an analysis of the development against the proposed R.1A, and R.3A zone and 
identifies the site specific regulations required. No special provisions are required for the proposed 
Residential Single Detached (R.1A ) zone. However, the following site specific provisions are required 
for the townhouse development: 

• A maximum density of 45.5 units per hectare, whereas a density of 37.5 units per hectare is 
permitted;   

• A minimum lot area of 219m² per unit, whereas 270 m²per unit is required;  
• A minimum distance between the rear of one building and exterior side of another, each of 

which contain habitable rooms, of 11 metres, whereas 15 metres are required; 
• A minimum distance between a private amenity area to a wall in another building 

containing windows of habitable room which face the private amenity area of 6.5 metres, 
whereas 10.5 metres are required;  

• A private amenity area setback of 0 metres to a rear lot line, whereas 3.0 m is required. 
 
Based on the foregoing, the proposed Zoning By-law Amendment is required to permit the 
proposed development and establish appropriate regulatory standards. A rationale for the site 
specific zoning requests is set out at Section 5.4 of this Report. 
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5.0 PLANNING ANALYSIS 
The following is a review of the applicable land use policy framework related to the subject site, and 
how the proposal has met or will meet policy considerations. 

5.1 Provincial Policy Statement (2020) 
 
The Provincial Policy Statement (2020) (the “PPS”) applies to planning decisions made on or after 
May 1, 2020. As a result, the 2020 PPS is applicable to the proposed development.  
 
The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-being. 
These directives depend on the efficient use of land and development patterns that support strong, 
sustainable, and resilient communities that protect the environment and public health and safety, 
and facilitate economic growth. One of the key considerations of the PPS is that planning decisions 
“shall be consistent with” the Policy Statement. The following is an analysis of the proposal 
development in the context of the policies in the PPS. 

5.1.1 Settlement Areas 
Policy 1.1.3.1 of the PPS states that Settlement Areas shall be the focus for growth and development. 
Settlement areas are urban areas and rural settlement areas within a municipality that are built-up 
areas where development is concentrated and which have a mix of land uses and lands which have 
been designated in an official plan for development of the long term planning horizon (25 years). 
The subject lands are located within the Built-up Area of City of Guelph and are designated for 
residential uses. Accordingly, the subject lands are located within a settlement area.  
 
Land use patterns within settlement areas shall be based on a density and mix of uses which: 
efficiently use land and resources; are appropriate for, and efficiently use, the infrastructure and 
public service facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion; minimize negative impacts to air quality and climate change, and 
promote energy efficiency; prepare for the impacts of a changing climate; support active 
transportation; are transit-supportive, where transit is planned, exists or may be developed; and, are 
freight supportive (Policy 1.1.3.2).   
 
Policy 1.1.3.4 provides that appropriate development standards should be promoted which 
facilitate intensification and redevelopment and compact form, while avoiding or mitigating risks to 
public health and safety.   
 
The PPS defines intensification as:  

the development of a property, site or area at a higher density than currently exists through: 
a) redevelopment, including the reuse of brownfield sites;  
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b) the development of vacant and/or underutilized lots within previously developed 
areas; 

c) infill development; and; 
d)  the expansion or conversion of existing buildings. 

 
Further, Policy 1.1.3.6 requires that new development taking place in designated growth areas 
should occur adjacent to the existing built-up area and should have a compact form, mix of uses 
and densities that allow for the efficient use of land, infrastructure and public service facilities. 
 
The proposed redevelopment has been designed with a mix of low rise residential uses, including 
single detached dwellings on a range of lot sizes and cluster townhouses.  The development 
represents the efficient use of land as it will result in the intensification of an underutilized parcel of 
land in the built-up area. The subject lands are located within an established area of the City of 
Guelph and will effectively utilize existing infrastructure, including servicing and transportation 
infrastructure.   They are also well-located in terms of community facilities and will make efficient 
use of these services. The proposed development will benefit from and provide support for existing 
transit infrastructure within the community, including existing bus routes.  

5.1.2 Housing 
Policy1.4.3 of the PPS provides that planning authorities shall provide for an appropriate range and 
mix of housing options and densities to meet projected market-based and affordable housing 
needs of current and future residents. 
 
The proposed redevelopment represents intensification of underutilized lands in a compact form 
of development which will utilize existing infrastructure. The proposal will result in the 
redevelopment of lands within a built-up area where infrastructure and public services are available 
as well as where active transportation and transit systems exist.   The proposed redevelopment 
includes a range of housing types which will contribute to the provision of housing options in the 
community which will help meet the social, health, economic and well-being requirements of 
current and future residents. Matters related to public health and safety have been considered in 
the design of the proposed redevelopment. 

5.1.3 Public Spaces, Recreation, Parks, Trails and Open Space 
Policy 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning 
public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction 
and facilitate active transportation and community connectivity  
 
The townhouse component of the proposed redevelopment includes sidewalks which will connect 
to the existing sidewalk infrastructure along Cassino Avenue.  The townhouse component also 
includes a private amenity area that allow opportunities for social interaction. The proposed lots for 
new single detached dwellings will benefit from immediate access to existing public streets.  
Matters related to the detailed design of the proposed private driveway, sidewalk network will be 
addressed through the site plan stage.  
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5.1.4 Sewage, Water and Stormwater 
As per policy 1.6.6.2 of the PPS, municipal sewage services and municipal water services are the 
preferred form of servicing for settlement areas. The Functional Servicing and Stormwater 
Management Report prepared in support of the proposal assesses the feasibility of servicing the 
subject lands and concludes that the proposed development can be adequately serviced through 
connections to existing sanitary, storm and watermain on Cassino Avenue.  

5.1.5 Transportation 
Policy 1.6.7 of the PPS provides that transportation systems should be provided which are safe, 
energy efficient, facilitate the movement of people and goods and are appropriate to address 
projected needs. Land use patterns, density and mix of uses should be promoted that minimize the 
length of vehicle trips and support current and future use of transit and active transportation.  
 
The proposed redevelopment will be appropriately connected to the existing road network. Single 
detached dwellings will have driveway access to adjacent streets and the townhouse component 
will be acceded via a private laneway connecting to Cassino Avenue.   The proposed redevelopment 
contains sidewalks through the site in order to incorporate pedestrian connectivity to the existing 
sidewalk network and to nearby transit options.  The subject lands are well served by and integrated 
with the existing transportation network.   
 
Based on the above, the proposed Zoning By-law Amendment is consistent with the policies 
of the Provincial Policy Statement.  

5.2 A Place to Grow Growth Plan for the 
Greater Golden Horseshoe 

 
The 2020 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came 
into effect on August 28, 2020. This Plan is the framework for implementing the Provincial 
Government’s initiative to plan for growth and development in a way that supports the economic 
prosperity, protects the environment, and helps communities achieve a high quality of life.  
 
Policy 1.2.1 of A Place to Grow sets out the guiding principles of the Plan. These principles include: 
supporting the achievement of complete communities that are designed to support healthy and 
active living and meet the needs of daily living; prioritizing intensification and higher densities to 
make efficient use of land and infrastructure and support transit viability; providing flexibility to 
capitalize on employment opportunities; supporting a range and mix of housing options; improving 
the integration of land use planning with planning and investment in infrastructure and public 
service facilities and providing for different approaches to manage growth that recognize the 
diversity of communities in the Greater Golden Horseshoe. 
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5.2.1 Built-up Area 
The subject lands are located within the Built-up Area, as delineated in the City of Guelph Official 
Plan.  In accordance with policy 2.2.2 of A Place to Grow, a minimum of 50 percent of all residential 
development occurring annually within the City of Guelph will be within the Built-up Area.  It is 
noted, that this intensification target will apply following the City’s next municipal comprehensive 
review (currently underway).  Until the next municipal comprehensive review is approved and in 
effect, the annual minimum intensification target is that contained the City of Guelph Official Plan, 
discussed at Section 5.3 of this report. 
 
In accordance with Policy 2.2.2.3 municipalities will develop a strategy to achieve the minimum 
intensification target through encouraging intensification generally, throughout the built-up area 
and ensuing lands are zoned and development is designed in a manner that supports the 
achievement of complete communities.   
 
Complete communities are defined as:  
 

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

 
The subject lands are located within the delineated built-up area on lands designated for residential 
development.  The proposal will result in intensification, through the infill and redevelopment of an 
existing residential property at a density higher than currently exists.   It will support the 
achievement of complete communities through the introduction of a range of unit types including 
a new single-detached house and townhouse dwelling units. The subject lands are located in an 
area with existing public transit and convenient access to public service facilities, recreational uses 
and commercial uses.   

5.2.2 Housing 
Section 2.2.6 of the A Place to Grow provides policies to support the achievement of complete 
communities. Specifically, Section 2.2.6.2 states that municipalities will support the development of 
complete communities by: planning to accommodate forecasted growth to the horizon of this Plan; 
planning to achieve the minimum intensification target and density targets; considering the range 
and mix of housing options and densities of the existing housing stock; planning to diversify the 
overall housing stock across the municipality  
 
The proposed redevelopment will assist the City of Guelph in achieving the minimum intensification 
target set out A Place to Grow through the infilling of the subject lands with a higher density 
residential development. The proposed single-detached and townhouse dwellings contribute to 
the range and mix of housing options in the City while maintaining compatibility with the 
surrounding neighbourhood. Compatibility considerations are included at Section 5.3.2 of this 
Report.    
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The proposed redevelopment will make use of and support existing and planned transportation 
options, including public and active transit, and non-residential uses located within the community.   
 
Summary 
Based on the above, it is concluded that the proposed Zoning By-law Amendment conforms 
to the policies of the A Place to Grow.  
 

5.3 City of Guelph Official Plan  
The City of Guelph Official Plan (the “Official Plan”) was adopted by Council on November 1, 1994 
and approved by the Minister of Municipal Affairs on December 20, 1995.  It has since been 
comprehensively amended.  It is noted that at the time of writing, the City was undertaking an 
Official Plan Review; however a draft had not been released.  

5.3.1 Built-up Area 
The subject lands are located within the built-up area of the City of Guelph on Schedule 1 of the 
Official Plan (Figure 6).  The built-up area has been delineated in accordance with the A Place to 
Grow.   Section 3.7.1 of the Official Plan provides that significant portions of new residential and 
employment growth will be accommodated within the built-up area through intensification, in 
order to achieve the intensification targets of the Official Plan.   
 
The proposal represents intensification within the built-up area and addresses the general 
intensification policies of the Official Plan, set out at Section 3.7.3, for the following reasons: 

• The proposed redevelopment will contribute to the intensification target of the Official Plan 
which requires a minimum of 40% of all annual residential development occur within the 
built-up area.  

• The proposed redevelopment represents the infilling of an underutilized lot. 
• The proposed townhouse component will contribute to the range and mix of housing 

within the community.  
• The density proposed is higher than presently exists on the subject lands and is higher than 

surrounding areas and incorporates appropriate transitions to adjacent lands. 
• The existing single-detached dwellings fronting Victoria Road are proposed to be retained 

with one new lot for a single detached dwelling. The single-detached components of the 
proposed redevelopment will serve as a transition of built form from the surrounding 
community to the higher density townhouse component.   

• The proposed redevelopment has been designed to achieve a high quality of urban design, 
as outlined in the Urban Design Brief. 

• The subject lands are well-located with respect to existing transit stops and active transit 
infrastructure.  The proposed redevelopment will support transit and walking through 
appropriate connections to existing sidewalks and nearby transit stops.   

Based on the foregoing, the proposal represents appropriate intensification within the built-up area 
that will contribute to the City’s intensification target. 
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5.3.2 Residential Designation 
The subject lands are designated Low Density Residential on Schedule 2: Land Use Plan of the 
Official Plan (Figure 7). Section 9.3.2.1 of the Official Plan provides that the Low Density Residential 
Designation permits detached, semi-detached and duplex dwellings; and multiple unit residential 
buildings, such as townhouses and apartments.  The maximum building height is three (3) storeys 
and the maximum net density is 35 units per hectare.   
 
The proposed redevelopment is permitted by the Official Plan.  The townhouse units are proposed 
to be two and three storeys in height. The density proposed is 33.4 units per hectare on the overall 
site, including the single detached and townhouses.  
 
Section 9.3.1.1 of the Official Plan contains development criteria for multi-unit residential buildings 
and intensification projects.  These criteria are intended to be used to assess development proposals 
for multi-unit residential development within all residential designations and for intensification 
proposals within existing residential neighbourhoods.  Table 2 below provides an assessment of 
how these policies have been addressed: 

TABLE 2. MULTI-UNIT RESIDENTIAL & INTENSIFICATION DEVELOPMENT CRITERIA 
Building form, scale, height, setbacks, massing, 
appearance and siting are compatible in 
design, character and orientation with 
buildings in the immediate vicinity 

The proposed redevelopment has been 
designed to be compatible with the 
surrounding neighbourhood.  The following 
compatibility considerations have been 
incorporated in the design.  
- The three storey townhomes are located 

adjacent to the existing townhomes to the 
north, all other townhomes are 2-storeys; 

- The townhouses are of a similar height to 
surrounding development; 

- The buildings have been oriented to 
minimize impact on rear yard amenity area 
of adjacent lots; 

- Adequate setbacks to accommodate 
fencing and landscaping have been 
provided; 

- Townhomes have been included along 
Cassino Avenue which will result in a 
defined street edge. The setbacks of these 
homes will be similar to the setbacks of 
existing homes along Cassino, which varies 
due to the internal curve on Cassino; 

- The new homes will complement the 
residential vernacular of the area and 
provide visual interest to the street. 

Proposals for residential lot infill will be 
compatible with the general frontage of lots in 
the immediate vicinity. 

The single detached dwellings on Victoria have 
lot frontages compatible with surrounding 
development. 
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The residential development can be 
adequately served by local convenience and 
neighbourhood shopping facilities, schools, 
trails, parks, recreation facilities and public 
transit. 

The subject lands are well located with respect 
to trails, parks, recreation facilities, schools, 
commercial uses and public transit.   

Vehicular traffic generated from the proposed 
development will not have an unacceptable 
impact on the planned function of the adjacent 
roads and intersections 

The vehicular traffic resulting from the proposal 
is not expected to have an impact on adjacent 
roads or intersections.   

Vehicular access, parking and circulation can be 
adequately provided and impacts mitigated. 

Vehicular access for the townhouse 
component will be accommodated by a 
private laneway. The driveway has been 
positioned such that it is not adjacent to any 
existing development, thereby minimizing 
potential impacts.  
 
One of the townhouse blocks (6 units) has 
access to Cassino Avenue. Driveways for this 
block have been paired and will result in three 
new driveway accesses on Cassino Avenue 
which is not anticipated to have a significant 
impact. 
 
Parking for the townhouses has been provided 
in driveway and garage spaces. Surface visitor 
spaces have also been provided. The parking 
provided exceeds the requirements of the 
Zoning By-law and is not anticipated to have an 
impact on nearby surrounding streets.  

That adequate municipal infrastructure, 
services and amenity areas for residents can be 
provided 

As confirmed through the findings of the 
Functional Servicing and Stormwater 
Management Report, the proposed 
redevelopment can be adequately serviced 
through connections to existing infrastructure. 
 
Amenity area for residents has been 
accommodated in rear yards for the single 
detached and townhouse units as well as an in 
central outdoor amenity area. The amenity area 
provided exceeds the requirements of the 
Zoning By-law. 

Surface parking and driveways shall be 
minimized. 

The proposal includes only a small surface 
parking area with 9 spaces.  Parking is otherwise 
provided in driveway/garage spaces for both 
the townhouse and single-detached units.  
 



103-105 Victoria Rd N   

Planning Justification Report  June, 2021 14 

The proposal has been designed to minimize 
driveways to Cassino Avenue. The majority of 
the townhouse units will be accessed from an 
internal driveway connected to Cassino 
Avenue. Driveways for the six townhouse units 
fronting on Cassino Avenue have been paired 
to minimize impact on Cassino Avenue. 

Development shall extend, establish or 
reinforce a publicly accessible street grid 
network to ensure appropriate connectivity for 
pedestrians, cyclist and vehicular traffic, where 
applicable. 

The proposed redevelopment does not 
include any new streets. 
Pedestrian, cyclist and vehicular connectivity 
for the proposed townhomes is 
accommodated via a sidewalk and internal 
private driveway.  

Impacts on adjacent properties are minimized 
in relation to grading, drainage, location of 
service areas and microclimatic conditions, 
such as wind and shadowing. 

The Functional Servicing and Stormwater 
Management Report includes a grading plan 
designed to ensure there will be no adverse 
impacts on adjacent properties. 
 
The proposed redevelopment can be 
adequately serviced through existing 
municipal infrastructure and therefore no 
impacts are anticipated on adjacent properties. 
 
The maximum height of the proposed 
buildings is three storeys. Therefore, there will 
be no microclimatic conditions on adjacent 
properties.  

The development addresses public safety, 
identified public views and accessibility to 
open space, parks, trails and the Natural 
Heritage System, where applicable. 

Matters related to public safety, including site 
lighting, fire routes will be addressed at the site 
plan stage. 
 
The proposed redevelopment will not impact 
accessibility to open space, parks, and trails of 
the Natural Heritage System.  

The conservation and integration of cultural 
heritage resources, including identified key 
public views can be achieved subject to the 
provisions of the Cultural Heritage Resources 
Section of this Plan. 

Not applicable. There are no identified cultural 
heritage resources on the subject lands or 
within the immediate vicinity.  

 
Based on the foregoing, the proposed redevelopment adequately addresses the development 
criteria for multi-unit residential buildings and intensification projects established in the Official Plan.  
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5.3.3 Urban Design  
Section 6 of the Official Plan contains detailed Urban Design policies which apply to all development 
in the City.  An Urban Design Brief has been prepared in support of the zoning by-law amendment 
application and provides a detailed analysis of the proposed redevelopment against the Urban 
Design policies of the Official Plan and the City of Guelph Urban Design Manual. 
 
The Urban Design Brief contains conclusions that the proposed redevelopment has been designed 
to be sensitive to its context and provide appropriate design measures to transition from existing 
residential homes.  The placement, scale, massing and character of the buildings will complement 
the surrounding neighbourhood and not have adverse impacts on adjacent properties.  The internal 
street network, pedestrian connections and street edge formed will promote walking and a pleasant 
streetscape. The new homes will have a high quality of design and materials.  The proposed 
redevelopment supports the urban design objectives of the Official Plan. 

5.3.4 Transportation 
Section 5 of the Official Plan provides that the City’s transportation system will be designed to serve 
the existing and proposed land use pattern and facilitate efficient, safe, convenient and energy 
efficient movement throughout the City.   
 
The subject lands are well-located with respect to the City’s existing road network and have 
convenient access to the existing network of arterial and collector roads (Victoria Road and Grange 
Road) and collector roads (Hadati Road and Auden Road). Cassino Avenue is classified as a local road. 
The relationship of the subject lands to the integrated transportation network is shown on Figure 
8 to this report.   
 
The subject lands also have excellent access to the City’s Trail Network identified on Schedule 6 of 
the Official Plan (Figure 9).  There are existing City trails to the north, east and south of the subject 
lands, including a trail identified along Cassino Avenue that is integrated with the broader trail 
network. Further, the proposed redevelopment will be efficiently connected to the City’s existing 
sidewalk network. Sidewalks presently exist along Victoria Road and Cassino Avenue and the 
townhouse component will feature an internal sidewalk connected to the Cassino Avenue.   
 
There are existing public transit facilities located proximate to the subject lands including stops for 
three Guelph Transit Routes: Route 13 (Victoria Recreation Centre) which includes a stop on Cassino 
Avenue; Route 17/18 which has stops at the intersection of Eastview Road and Victoria Road; and 
Route 14 which has stops at the intersection of Grange Road and Victoria Road.  
 
The proposed redevelopment will take advantage of the existing transportation networks 
surrounding the subject lands and will not require the expansion of any facilities or the creation of 
new infrastructure.   In accordance with Section 5.1.3, the proposed redevelopment will not result 
in any undue financial burden on the City as no upgrades to existing transportation infrastructure 
will be required.     
 



103-105 Victoria Rd N   

Planning Justification Report  June, 2021 16 

The proposed redrevelopment has been designed in consideration of the Transportation Demand 
Management measures of the Official Plan as set out at Section 5.3.  The following TDM measures 
have been incorporated:  

• The townhouse component of the proposed redevelopment includes provisions for active 
transportation as a sidewalk has been provided throughout the site and is connected 
directly to the existing sidewalk network along Cassino Avenue.   

• The subject lands are located proximate to existing public transit facilities, with access to 
three bus routes within a comfortable walking distance.  

• The subject lands represent intensification within the built-up area in a compact urban 
form, proximate to existing active and public transit facilities as well as community facilities 
including religious and educational facilities, commercial uses parks and recreational 
facilities.  

Based on the foregoing, the proposed redevelopment will benefit from proximity to existing 
transportation networks and has been designed to support the TDM objectives of the Official Plan. 

5.3.5 Affordable Housing  
Section 7.2 of the Official Plan contains policies regarding affordable housing. Section 7.2.1.2 states 
that the annual affordable housing target requires that an average of 30% of new residential 
development city-wide constitute affordable housing.  The target includes an annual target of 27% 
affordable ownership units and an annual target of 3% affordable rental housing units.   
 
The proposed redevelopment is not intended to be affordable housing, as defined in the Official 
Plan.  However, the proposal contributes to housing affordability more generally as it results in the 
redevelopment of underutilized lands with a higher density than presently exists.  The proposal 
supports the affordable housing policies set out at Section 7.2.2.4 of the Official Plan as follows: 

• The proposal includes 44 townhouse units and a density of 33.4 units per hectare. Typically, 
townhouse units are considered to be more affordable than single detached dwellings. As 
a result, the proposed redevelopment minimizes the cost of housing and facilitates a 
compact urban form. 

• The proposed redevelopment will result in additional unit types in an existing 
neighbourhood thereby contributing to a greater range in housing type and tenure of 
housing required to meet social and economic needs of residents.  

• The proposed redevelopment can be adequately serviced by existing infrastructure which 
minimizes servicing costs. 

• The subject lands are located in an area served by transit and located proximate to other 
services, including shopping, parks and community facilities.  The location of the lands to 
nearby services and amenities supports and affordable lifestyle.  

Based on the foregoing, the proposed redevelopment addresses the affordable housing policies of 
the Official Plan.  

5.3.6 Official Plan Conclusion  
Based on the foregoing, the proposed redevelopment conforms to the City of Guelph Official Plan.  
The proposal will result in the intensification of underutilized lands in a manner that is compatible 
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with the surrounding neighbourhood.  The subject lands are designed Low Density Residential 
redevelopment which permits detached dwellings as well as townhouses townhouses to a 
maximum density of 35 units per hectare and a maximum height of three storeys.  The density 
proposed is 33.4 units per hectare on the overall site, including the single detached and 
townhouses.  The proposed Zoning By-law Amendment conforms to the Official Plan.   

5.4 Planning Analysis of Proposed Zoning By-law 
Amendment 
As set out at Section 4.0, the subject lands are zoned Urban Reserve (UR) Zone by the City of Guelph 
Zoning By-law. The lands are proposed to be re-zoned to R.1A to permit single detached dwellings 
along Victoria Road, and R.3A – special use to permit cluster townhomes located behind the 
detached dwellings, with access from Cassino Avenue.   
 
The site specific regulations for the R.3A zone are required to establish appropriate regulatory 
standards for the proposed redevelopment.  The following site specific regulations are requested: 
 

• A maximum density of 45.5 units per hectare, whereas a density of 37.5 units per hectare is 
permitted;   

• A minimum lot area of 219m² per unit, whereas 270 m²per unit is required;  
• A minimum distance between the rear of one building and exterior side of another, each of 

which contain habitable rooms of 11 metres, whereas 15 metres are required; 
• A minimum distance between a private amenity area to a wall in another building 

containing windows of habitable room which face the private amenity area of 6.5 metres, 
whereas 10.5 metres are required;  

• A private amenity area to be setback 0metres to a rear lot line; 3.0 m is required. 
 
It is noted that the proposed redevelopment has been designed generally in accordance with the 
zoning regulations of the R.3A zone contained in the Zoning By-law. The Zoning By-law has been 
prepared to implement the Official Plan and represents current standards for redevelopment within 
the City of Guelph. 
 
The following provides a rationale for the site specific provisions requested: 
 
Maximum Density 
The maximum density proposed is 45.5 units per hectare, whereas a maximum density of 37.5 units 
per hectare is permitted.  The proposed maximum density applies only to the townhouse 
component of the redevelopment.  The density of the site, as a whole, is 33.4 units per hectare which 
conforms to the maximum density for the Low Density Residential designation set out in the Official 
Plan, which is typically measured across the entire designation.  
 
Given that the density for the entire site does not exceed the maximum density permitted by the 
Official Plan, the density of 45.5 units per hectare for the townhouse component is considered to be 
appropriate.  
 
Minimum Lot Area 
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The minimum lot area per unit requested is 219 square metres, whereas the R.3A zone requires a 
minimum of 270 metres. The minimum permitted lot area per unit requested is considered to be 
appropriate for the proposed redevelopment as it exceeds the minimum density requirement for 
the R3.A zone. 
 
Further, the requested lot area will facilitate the compact redevelopment of the subject lands which 
will assist the City of achieving its intensification target. The proposed redevelopment is designed 
to be compatible with the surrounding neighbourhood and has been designed in consideration of 
the multi-unit residential development and intensification criteria set out in the Official Plan. The 
proposed redevelopment has been efficiently designed and exceeds the minimum private and 
common amenity area requirements, exceeds the minimum landscape open space requirements 
and satisfied the minimum parking space requirements of the Zoning By-law. 
 
Interior Setbacks 
The zoning by-law amendment includes site specific requests related to the interior setbacks for the 
proposed redevelopment, including: 

• A minimum distance of 11 metres between the rear of one building and exterior side of 
another is being requested, whereas the R.3A zone requires a minimum distance of 15 
metres; and  

• A minimum distance between private amenity setback to wall in another building 
containing windows of habitable room of 6.4 metres, whereas the R.3A zone permits a 
minimum distance of 10.5 metres 

These requests only apply to the distance between the rear walls of Building A and the side wall of 
Buildings E and F.  It is requested to ensure a compact and efficient development.  
 
The minimum distance between the rear wall of Building A and the exterior side walls of Buildings 
F and E is 11 metres.  This setback is sufficient to allow Buildings A to have private rear yard amenity 
areas with a depth of 4.5 metres and still maintain a 6.5 metre distance to the exterior side walls of 
Buildings E and F.  
 
The 6.5m distance between the rear yards of Building A and the side walls of buildings E and F is 
considered to be sufficient to address any potential privacy concerns as it is large enough to 
accommodate  appropriate landscaping and fencing.  A landscape plan has been prepared in 
support of the Zoning By-law Amendment application can be refined further at the site plan stage.  
 
Private Amenity Area Setback 
 A minimum private amenity area distance of 0 metres from a rear lot line is requested, whereas the 
R.3A zone requires a minimum distance of 3.0 metres. This setback applies to Buildings B, C and D.  
 
With respect to Building B, the rear yard amenity space is setback approximately 2 metres from the 
proposed easterly lot line to the adjacent single detached dwellings.  The easterly lot line was 
determined in order to ensure that the existing mature trees could be retained on the single 
detached lots.  The two meter setback from the amenity area, combined with the location of the 
mature trees is considered to be sufficient to ensure appropriate screening and buffering of the 
amenity space to the adjacent use. Further, the rear yard amenity space for Building B backs on to 
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the rear yards for the single detached lots. Rear yards adjacent to rear yards is considered to be a 
compatible interface. 
 
The private amenity space for Building C and D have a 0 metre setback to the northerly lot line.  
However, opportunities for fencing along the property line will ensure appropriate buffering to 
adjacent uses. Further, the rear yards of these lots back onto landscaped are associated with the 
townhouse development to the north.  The existing landscaped area to the north, combined with 
fencing along the rear yards is considered to be appropriate. 
 
Based on the foregoing, the proposed Zoning By-law Amendment and site specific 
regulations are considered to be appropriate for the efficient redevelopment of the subject 
lands and conform to the Official Plan. 
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5.0 PLANNING ANALYSIS 
The following is a review of the applicable land use policy framework related to the subject site, and 
how the proposal has met or will meet policy considerations. 

5.1 Provincial Policy Statement (2020) 
 
The Provincial Policy Statement (2020) (the “PPS”) applies to planning decisions made on or after 
May 1, 2020. As a result, the 2020 PPS is applicable to the proposed development.  
 
The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-being. 
These directives depend on the efficient use of land and development patterns that support strong, 
sustainable, and resilient communities that protect the environment and public health and safety, 
and facilitate economic growth. One of the key considerations of the PPS is that planning decisions 
“shall be consistent with” the Policy Statement. The following is an analysis of the proposal 
development in the context of the policies in the PPS. 

5.1.1 Settlement Areas 
Policy 1.1.3.1 of the PPS states that Settlement Areas shall be the focus for growth and development. 
Settlement areas are urban areas and rural settlement areas within a municipality that are built-up 
areas where development is concentrated and which have a mix of land uses and lands which have 
been designated in an official plan for development of the long term planning horizon (25 years). 
The subject lands are located within the Built-up Area of City of Guelph and are designated for 
residential uses. Accordingly, the subject lands are located within a settlement area.  
 
Land use patterns within settlement areas shall be based on a density and mix of uses which: 
efficiently use land and resources; are appropriate for, and efficiently use, the infrastructure and 
public service facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion; minimize negative impacts to air quality and climate change, and 
promote energy efficiency; prepare for the impacts of a changing climate; support active 
transportation; are transit-supportive, where transit is planned, exists or may be developed; and, are 
freight supportive (Policy 1.1.3.2).   
 
Policy 1.1.3.4 provides that appropriate development standards should be promoted which 
facilitate intensification and redevelopment and compact form, while avoiding or mitigating risks to 
public health and safety.   
 
The PPS defines intensification as:  

the development of a property, site or area at a higher density than currently exists through: 
a) redevelopment, including the reuse of brownfield sites;  
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b) the development of vacant and/or underutilized lots within previously developed 
areas; 

c) infill development; and; 
d)  the expansion or conversion of existing buildings. 

 
Further, Policy 1.1.3.6 requires that new development taking place in designated growth areas 
should occur adjacent to the existing built-up area and should have a compact form, mix of uses 
and densities that allow for the efficient use of land, infrastructure and public service facilities. 
 
The proposed redevelopment has been designed with a mix of low rise residential uses, including 
single detached dwellings on a range of lot sizes and cluster townhouses.  The development 
represents the efficient use of land as it will result in the intensification of an underutilized parcel of 
land in the built-up area. The subject lands are located within an established area of the City of 
Guelph and will effectively utilize existing infrastructure, including servicing and transportation 
infrastructure.   They are also well-located in terms of community facilities and will make efficient 
use of these services. The proposed development will benefit from and provide support for existing 
transit infrastructure within the community, including existing bus routes.  

5.1.2 Housing 
Policy1.4.3 of the PPS provides that planning authorities shall provide for an appropriate range and 
mix of housing options and densities to meet projected market-based and affordable housing 
needs of current and future residents. 
 
The proposed redevelopment represents intensification of underutilized lands in a compact form 
of development which will utilize existing infrastructure. The proposal will result in the 
redevelopment of lands within a built-up area where infrastructure and public services are available 
as well as where active transportation and transit systems exist.   The proposed redevelopment 
includes a range of housing types which will contribute to the provision of housing options in the 
community which will help meet the social, health, economic and well-being requirements of 
current and future residents. Matters related to public health and safety have been considered in 
the design of the proposed redevelopment. 
 

5.1.3 Public Spaces, Recreation, Parks, Trails and Open Space 
Policy 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning 
public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction 
and facilitate active transportation and community connectivity  
 
The townhouse component of the proposed redevelopment includes sidewalks which will connect 
to the existing sidewalk infrastructure along Cassino Avenue.  The townhouse component also 
includes a private amenity area that allow opportunities for social interaction. The proposed lots for 
new single detached dwellings will benefit from immediate access to existing public streets.  
Matters related to the detailed design of the proposed private driveway, sidewalk network will be 
addressed through the site plan stage.  
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5.1.4 Sewage, Water and Stormwater 
As per policy 1.6.6.2 of the PPS, municipal sewage services and municipal water services are the 
preferred form of servicing for settlement areas. The Functional Servicing and Stormwater 
Management Report prepared in support of the proposal assesses the feasibility of servicing the 
subject lands and concludes that the proposed development can be adequately serviced through 
connections to existing sanitary, storm and watermain on Cassino Avenue.  

5.1.5 Transportation 
Policy 1.6.7 of the PPS provides that transportation systems should be provided which are safe, 
energy efficient, facilitate the movement of people and goods and are appropriate to address 
projected needs. Land use patterns, density and mix of uses should be promoted that minimize the 
length of vehicle trips and support current and future use of transit and active transportation.  
 
The proposed redevelopment will be appropriately connected to the existing road network. Single 
detached dwellings will have driveway access to adjacent streets and the townhouse component 
will be acceded via a private laneway connecting to Cassino Avenue.   The proposed redevelopment 
contains sidewalks through the site in order to incorporate pedestrian connectivity to the existing 
sidewalk network and to nearby transit options.  The subject lands are well served by and integrated 
with the existing transportation network.   
 
Based on the above, the proposed Zoning By-law Amendment is consistent with the policies 
of the Provincial Policy Statement.  

5.2 A Place to Grow Growth Plan for the 
Greater Golden Horseshoe 

 
The 2020 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came 
into effect on August 28, 2020. This Plan is the framework for implementing the Provincial 
Government’s initiative to plan for growth and development in a way that supports the economic 
prosperity, protects the environment, and helps communities achieve a high quality of life.  
 
Policy 1.2.1 of A Place to Grow sets out the guiding principles of the Plan. These principles include: 
supporting the achievement of complete communities that are designed to support healthy and 
active living and meet the needs of daily living; prioritizing intensification and higher densities to 
make efficient use of land and infrastructure and support transit viability; providing flexibility to 
capitalize on employment opportunities; supporting a range and mix of housing options; improving 
the integration of land use planning with planning and investment in infrastructure and public 
service facilities and providing for different approaches to manage growth that recognize the 
diversity of communities in the Greater Golden Horseshoe. 
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5.2.1 Built-up Area 
The subject lands are located within the Built-up Area, as delineated in the City of Guelph Official 
Plan.  In accordance with policy 2.2.2 of A Place to Grow, a minimum of 50 percent of all residential 
development occurring annually within the City of Guelph will be within the Built-up Area.  It is 
noted, that this intensification target will apply following the City’s next municipal comprehensive 
review (currently underway).  Until the next municipal comprehensive review is approved and in 
effect, the annual minimum intensification target is that contained the City of Guelph Official Plan, 
discussed at Section 5.3 of this report. 
 
In accordance with Policy 2.2.2.3 municipalities will develop a strategy to achieve the minimum 
intensification target through encouraging intensification generally, throughout the built-up area 
and ensuing lands are zoned and development is designed in a manner that supports the 
achievement of complete communities.   
 
Complete communities are defined as:  
 

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

 
The subject lands are located within the delineated built-up area on lands designated for residential 
development.  The proposal will result in intensification, through the infill and redevelopment of an 
existing residential property at a density higher than currently exists.   It will support the 
achievement of complete communities through the introduction of a range of unit types including 
a new single-detached house and townhouse dwelling units. The subject lands are located in an 
area with existing public transit and convenient access to public service facilities, recreational uses 
and commercial uses.   

5.2.2 Housing 
Section 2.2.6 of the A Place to Grow provides policies to support the achievement of complete 
communities. Specifically, Section 2.2.6.2 states that municipalities will support the development of 
complete communities by: planning to accommodate forecasted growth to the horizon of this Plan; 
planning to achieve the minimum intensification target and density targets; considering the range 
and mix of housing options and densities of the existing housing stock; planning to diversify the 
overall housing stock across the municipality  
 
The proposed redevelopment will assist the City of Guelph in achieving the minimum intensification 
target set out A Place to Grow through the infilling of the subject lands with a higher density 
residential development. The proposed single-detached and townhouse dwellings contribute to 
the range and mix of housing options in the City while maintaining compatibility with the 
surrounding neighbourhood. Compatibility considerations are included at Section 5.3.2 of this 
Report.    
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The proposed redevelopment will make use of and support existing and planned transportation 
options, including public and active transit, and non-residential uses located within the community.   
 
Summary 
Based on the above, it is concluded that the proposed Zoning By-law Amendment conforms 
to the policies of the A Place to Grow.  
 

5.3 City of Guelph Official Plan  
The City of Guelph Official Plan (the “Official Plan”) was adopted by Council on November 1, 1994 
and approved by the Minister of Municipal Affairs on December 20, 1995.  It has since been 
comprehensively amended.  It is noted that at the time of writing, the City was undertaking an 
Official Plan Review; however a draft had not been released.  

5.3.1 Built-up Area 
The subject lands are located within the built-up area of the City of Guelph on Schedule 1 of the 
Official Plan (Figure 6).  The built-up area has been delineated in accordance with the A Place to 
Grow.   Section 3.7.1 of the Official Plan provides that significant portions of new residential and 
employment growth will be accommodated within the built-up area through intensification, in 
order to achieve the intensification targets of the Official Plan.   
 
The proposal represents intensification within the built-up area and addresses the general 
intensification policies of the Official Plan, set out at Section 3.7.3, for the following reasons: 

• The proposed redevelopment will contribute to the intensification target of the Official Plan 
which requires a minimum of 40% of all annual residential development occur within the 
built-up area.  

• The proposed redevelopment represents the infilling of an underutilized lot. 
• The proposed townhouse component will contribute to the range and mix of housing 

within the community.  
• The density proposed is higher than presently exists on the subject lands and is higher than 

surrounding areas and incorporates appropriate transitions to adjacent lands. 
• The existing single-detached dwellings fronting Victoria Road are proposed to be retained 

with one new lot for a single detached dwelling. The single-detached components of the 
proposed redevelopment will serve as a transition of built form from the surrounding 
community to the higher density townhouse component.   

• The proposed redevelopment has been designed to achieve a high quality of urban design, 
as outlined in the Urban Design Brief. 

• The subject lands are well-located with respect to existing transit stops and active transit 
infrastructure.  The proposed redevelopment will support transit and walking through 
appropriate connections to existing sidewalks and nearby transit stops.   

Based on the foregoing, the proposal represents appropriate intensification within the built-up area 
that will contribute to the City’s intensification target. 
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5.3.2 Residential Designation 
The subject lands are designated Low Density Residential on Schedule 2: Land Use Plan of the 
Official Plan (Figure 7). Section 9.3.2.1 of the Official Plan provides that the Low Density Residential 
Designation permits detached, semi-detached and duplex dwellings; and multiple unit residential 
buildings, such as townhouses and apartments.  The maximum building height is three (3) storeys 
and the maximum net density is 35 units per hectare.   
 
The proposed redevelopment is permitted by the Official Plan.  The townhouse units are proposed 
to be two and three storeys in height. The density proposed is 33.4 units per hectare on the overall 
site, including the single detached and townhouses.  
 
Section 9.3.1.1 of the Official Plan contains development criteria for multi-unit residential buildings 
and intensification projects.  These criteria are intended to be used to assess development proposals 
for multi-unit residential development within all residential designations and for intensification 
proposals within existing residential neighbourhoods.  Table 2 below provides an assessment of 
how these policies have been addressed: 

TABLE 2. MULTI-UNIT RESIDENTIAL & INTENSIFICATION DEVELOPMENT CRITERIA 
Building form, scale, height, setbacks, massing, 
appearance and siting are compatible in 
design, character and orientation with 
buildings in the immediate vicinity 

The proposed redevelopment has been 
designed to be compatible with the 
surrounding neighbourhood.  The following 
compatibility considerations have been 
incorporated in the design.  
- The three storey townhomes are located 

adjacent to the existing townhomes to the 
north, all other townhomes are 2-storeys; 

- The townhouses are of a similar height to 
surrounding development; 

- The buildings have been oriented to 
minimize impact on rear yard amenity area 
of adjacent lots; 

- Adequate setbacks to accommodate 
fencing and landscaping have been 
provided; 

- Townhomes have been included along 
Cassino Avenue which will result in a 
defined street edge. The setbacks of these 
homes will be similar to the setbacks of 
existing homes along Cassino, which varies 
due to the internal curve on Cassino; 

- The new homes will complement the 
residential vernacular of the area and 
provide visual interest to the street. 

Proposals for residential lot infill will be 
compatible with the general frontage of lots in 
the immediate vicinity. 

The single detached dwellings on Victoria have 
lot frontages compatible with surrounding 
development. 
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The residential development can be 
adequately served by local convenience and 
neighbourhood shopping facilities, schools, 
trails, parks, recreation facilities and public 
transit. 

The subject lands are well located with respect 
to trails, parks, recreation facilities, schools, 
commercial uses and public transit.   

Vehicular traffic generated from the proposed 
development will not have an unacceptable 
impact on the planned function of the adjacent 
roads and intersections 

The vehicular traffic resulting from the proposal 
is not expected to have an impact on adjacent 
roads or intersections.   

Vehicular access, parking and circulation can be 
adequately provided and impacts mitigated. 

Vehicular access for the townhouse 
component will be accommodated by a 
private laneway. The driveway has been 
positioned such that it is not adjacent to any 
existing development, thereby minimizing 
potential impacts.  
 
One of the townhouse blocks (6 units) has 
access to Cassino Avenue. Driveways for this 
block have been paired and will result in three 
new driveway accesses on Cassino Avenue 
which is not anticipated to have a significant 
impact. 
 
Parking for the townhouses has been provided 
in driveway and garage spaces. Surface visitor 
spaces have also been provided. The parking 
provided exceeds the requirements of the 
Zoning By-law and is not anticipated to have an 
impact on nearby surrounding streets.  

That adequate municipal infrastructure, 
services and amenity areas for residents can be 
provided 

As confirmed through the findings of the 
Functional Servicing and Stormwater 
Management Report, the proposed 
redevelopment can be adequately serviced 
through connections to existing infrastructure. 
 
Amenity area for residents has been 
accommodated in rear yards for the single 
detached and townhouse units as well as an in 
central outdoor amenity area. The amenity area 
provided exceeds the requirements of the 
Zoning By-law. 

Surface parking and driveways shall be 
minimized. 

The proposal includes only a small surface 
parking area with 9 spaces.  Parking is otherwise 
provided in driveway/garage spaces for both 
the townhouse and single-detached units.  
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The proposal has been designed to minimize 
driveways to Cassino Avenue. The majority of 
the townhouse units will be accessed from an 
internal driveway connected to Cassino 
Avenue. Driveways for the six townhouse units 
fronting on Cassino Avenue have been paired 
to minimize impact on Cassino Avenue. 

Development shall extend, establish or 
reinforce a publicly accessible street grid 
network to ensure appropriate connectivity for 
pedestrians, cyclist and vehicular traffic, where 
applicable. 

The proposed redevelopment does not 
include any new streets. 
Pedestrian, cyclist and vehicular connectivity 
for the proposed townhomes is 
accommodated via a sidewalk and internal 
private driveway.  

Impacts on adjacent properties are minimized 
in relation to grading, drainage, location of 
service areas and microclimatic conditions, 
such as wind and shadowing. 

The Functional Servicing and Stormwater 
Management Report includes a grading plan 
designed to ensure there will be no adverse 
impacts on adjacent properties. 
 
The proposed redevelopment can be 
adequately serviced through existing 
municipal infrastructure and therefore no 
impacts are anticipated on adjacent properties. 
 
The maximum height of the proposed 
buildings is three storeys. Therefore, there will 
be no microclimatic conditions on adjacent 
properties.  

The development addresses public safety, 
identified public views and accessibility to 
open space, parks, trails and the Natural 
Heritage System, where applicable. 

Matters related to public safety, including site 
lighting, fire routes will be addressed at the site 
plan stage. 
 
The proposed redevelopment will not impact 
accessibility to open space, parks, and trails of 
the Natural Heritage System.  

The conservation and integration of cultural 
heritage resources, including identified key 
public views can be achieved subject to the 
provisions of the Cultural Heritage Resources 
Section of this Plan. 

Not applicable. There are no identified cultural 
heritage resources on the subject lands or 
within the immediate vicinity.  

 
Based on the foregoing, the proposed redevelopment adequately addresses the development 
criteria for multi-unit residential buildings and intensification projects established in the Official Plan.  
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5.3.3 Urban Design  
Section 6 of the Official Plan contains detailed Urban Design policies which apply to all development 
in the City.  An Urban Design Brief has been prepared in support of the zoning by-law amendment 
application and provides a detailed analysis of the proposed redevelopment against the Urban 
Design policies of the Official Plan and the City of Guelph Urban Design Manual. 
 
The Urban Design Brief contains conclusions that the proposed redevelopment has been designed 
to be sensitive to its context and provide appropriate design measures to transition from existing 
residential homes.  The placement, scale, massing and character of the buildings will complement 
the surrounding neighbourhood and not have adverse impacts on adjacent properties.  The internal 
street network, pedestrian connections and street edge formed will promote walking and a pleasant 
streetscape. The new homes will have a high quality of design and materials.  The proposed 
redevelopment supports the urban design objectives of the Official Plan. 

5.3.4 Transportation 
Section 5 of the Official Plan provides that the City’s transportation system will be designed to serve 
the existing and proposed land use pattern and facilitate efficient, safe, convenient and energy 
efficient movement throughout the City.   
 
The subject lands are well-located with respect to the City’s existing road network and have 
convenient access to the existing network of arterial and collector roads (Victoria Road and Grange 
Road) and collector roads (Hadati Road and Auden Road). Cassino Avenue is classified as a local road. 
The relationship of the subject lands to the integrated transportation network is shown on Figure 
8 to this report.   
 
The subject lands also have excellent access to the City’s Trail Network identified on Schedule 6 of 
the Official Plan (Figure 9).  There are existing City trails to the north, east and south of the subject 
lands, including a trail identified along Cassino Avenue that is integrated with the broader trail 
network. Further, the proposed redevelopment will be efficiently connected to the City’s existing 
sidewalk network. Sidewalks presently exist along Victoria Road and Cassino Avenue and the 
townhouse component will feature an internal sidewalk connected to the Cassino Avenue.   
 
There are existing public transit facilities located proximate to the subject lands including stops for 
three Guelph Transit Routes: Route 13 (Victoria Recreation Centre) which includes a stop on Cassino 
Avenue; Route 17/18 which has stops at the intersection of Eastview Road and Victoria Road; and 
Route 14 which has stops at the intersection of Grange Road and Victoria Road.  
 
The proposed redevelopment will take advantage of the existing transportation networks 
surrounding the subject lands and will not require the expansion of any facilities or the creation of 
new infrastructure.   In accordance with Section 5.1.3, the proposed redevelopment will not result 
in any undue financial burden on the City as no upgrades to existing transportation infrastructure 
will be required.     
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The proposed redrevelopment has been designed in consideration of the Transportation Demand 
Management measures of the Official Plan as set out at Section 5.3.  The following TDM measures 
have been incorporated:  

• The townhouse component of the proposed redevelopment includes provisions for active 
transportation as a sidewalk has been provided throughout the site and is connected 
directly to the existing sidewalk network along Cassino Avenue.   

• The subject lands are located proximate to existing public transit facilities, with access to 
three bus routes within a comfortable walking distance.  

• The subject lands represent intensification within the built-up area in a compact urban 
form, proximate to existing active and public transit facilities as well as community facilities 
including religious and educational facilities, commercial uses parks and recreational 
facilities.  

Based on the foregoing, the proposed redevelopment will benefit from proximity to existing 
transportation networks and has been designed to support the TDM objectives of the Official Plan. 

5.3.5 Affordable Housing  
Section 7.2 of the Official Plan contains policies regarding affordable housing. Section 7.2.1.2 states 
that the annual affordable housing target requires that an average of 30% of new residential 
development city-wide constitute affordable housing.  The target includes an annual target of 27% 
affordable ownership units and an annual target of 3% affordable rental housing units.   
 
The proposed redevelopment is not intended to be affordable housing, as defined in the Official 
Plan.  However, the proposal contributes to housing affordability more generally as it results in the 
redevelopment of underutilized lands with a higher density than presently exists.  The proposal 
supports the affordable housing policies set out at Section 7.2.2.4 of the Official Plan as follows: 

• The proposal includes 44 townhouse units and a density of 33.4 units per hectare. Typically, 
townhouse units are considered to be more affordable than single detached dwellings. As 
a result, the proposed redevelopment minimizes the cost of housing and facilitates a 
compact urban form. 

• The proposed redevelopment will result in additional unit types in an existing 
neighbourhood thereby contributing to a greater range in housing type and tenure of 
housing required to meet social and economic needs of residents.  

• The proposed redevelopment can be adequately serviced by existing infrastructure which 
minimizes servicing costs. 

• The subject lands are located in an area served by transit and located proximate to other 
services, including shopping, parks and community facilities.  The location of the lands to 
nearby services and amenities supports and affordable lifestyle.  

Based on the foregoing, the proposed redevelopment addresses the affordable housing policies of 
the Official Plan.  

5.3.6 Official Plan Conclusion  
Based on the foregoing, the proposed redevelopment conforms to the City of Guelph Official Plan.  
The proposal will result in the intensification of underutilized lands in a manner that is compatible 
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with the surrounding neighbourhood.  The subject lands are designed Low Density Residential 
redevelopment which permits detached dwellings as well as townhouses townhouses to a 
maximum density of 35 units per hectare and a maximum height of three storeys.  The density 
proposed is 33.4 units per hectare on the overall site, including the single detached and 
townhouses.  The proposed Zoning By-law Amendment conforms to the Official Plan.   

5.4 Planning Analysis of Proposed Zoning By-law 
Amendment 
As set out at Section 4.0, the subject lands are zoned Urban Reserve (UR) Zone by the City of Guelph 
Zoning By-law. The lands are proposed to be re-zoned to R.1A to permit single detached dwellings 
along Victoria Road, and R.3A – special use to permit cluster townhomes located behind the 
detached dwellings, with access from Cassino Avenue.   
 
The site specific regulations for the R.3A zone are required to establish appropriate regulatory 
standards for the proposed redevelopment.  The following site specific regulations are requested: 
 

• A maximum density of 45.5 units per hectare, whereas a density of 37.5 units per hectare is 
permitted;   

• A minimum lot area of 219m² per unit, whereas 270 m²per unit is required;  
• A minimum distance between the rear of one building and exterior side of another, each of 

which contain habitable rooms of 11 metres, whereas 15 metres are required; 
• A minimum distance between a private amenity area to a wall in another building 

containing windows of habitable room which face the private amenity area of 6.5 metres, 
whereas 10.5 metres are required;  

• A private amenity area to be setback 0metres to a rear lot line; 3.0 m is required. 
 
It is noted that the proposed redevelopment has been designed generally in accordance with the 
zoning regulations of the R.3A zone contained in the Zoning By-law. The Zoning By-law has been 
prepared to implement the Official Plan and represents current standards for redevelopment within 
the City of Guelph. 
 
The following provides a rationale for the site specific provisions requested: 
 
Maximum Density 
The maximum density proposed is 45.5 units per hectare, whereas a maximum density of 37.5 units 
per hectare is permitted.  The proposed maximum density applies only to the townhouse 
component of the redevelopment.  The density of the site, as a whole, is 33.4 units per hectare which 
conforms to the maximum density for the Low Density Residential designation set out in the Official 
Plan, which is typically measured across the entire designation.  
 
Given that the density for the entire site does not exceed the maximum density permitted by the 
Official Plan, the density of 45.5 units per hectare for the townhouse component is considered to be 
appropriate.  
 
Minimum Lot Area 
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The minimum lot area per unit requested is 219 metres, whereas the R.3A zone requires a minimum 
of 270 metres. The minimum permitted lot area per unit requested is considered to be appropriate 
for the proposed redevelopment as it exceeds the minimum density requirement for the R3.A zone. 
 
Further, the requested lot area will facilitate the compact redevelopment of the subject lands which 
will assist the City of achieving its intensification target. The proposed redevelopment is designed 
to be compatible with the surrounding neighbourhood and has been designed in consideration of 
the multi-unit residential development and intensification criteria set out in the Official Plan. The 
proposed redevelopment has been efficiently designed and exceeds the minimum private and 
common amenity area requirements, exceeds the minimum landscape open space requirements 
and satisfied the minimum parking space requirements of the Zoning By-law. 
 
Interior Setbacks 
The zoning by-law amendment includes site specific requests related to the interior setbacks for the 
proposed redevelopment, including: 

• A minimum distance of 11 metres between the rear of one building and exterior side of 
another is being requested, whereas the R.3A zone requires a minimum distance of 15 
metres; and  

• A minimum distance between private amenity setback to wall in another building 
containing windows of habitable room of 6.4 metres, whereas the R.3A zone permits a 
minimum distance of 10.5 metres 

These requests only apply to the distance between the rear walls of Building A and the side wall of 
Buildings E and F.  It is requested to ensure a compact and efficient development.  
 
The minimum distance between the rear wall of Building A and the exterior side walls of Buildings 
F and E is 11 metres.  This setback is sufficient to allow Buildings A to have private rear yard amenity 
areas with a depth of 4.5 metres and still maintain a 6.5 metre distance to the exterior side walls of 
Buildings E and F.  
 
The 6.5m distance between the rear yards of Building A and the side walls of buildings E and F is 
considered to be sufficient to address any potential privacy concerns as it is large enough to 
accommodate  appropriate landscaping and fencing.  A landscape plan has been prepared in 
support of the Zoning By-law Amendment application can be refined further at the site plan stage.  
 
Private Amenity Area Setback 
 A minimum private amenity area distance of 0 metres from a rear lot line is requested, whereas the 
R.3A zone requires a minimum distance of 3.0 metres. This setback applies to Buildings B, C and D.  
 
With respect to Building B, the rear yard amenity space is setback approximately 2 metres from the 
proposed easterly lot line to the adjacent single detached dwellings.  The easterly lot line was 
determined in order to ensure that the existing mature trees could be retained on the single 
detached lots.  The two meter setback from the amenity area, combined with the location of the 
mature trees is considered to be sufficient to ensure appropriate screening and buffering of the 
amenity space to the adjacent use. Further, the rear yard amenity space for Building B backs on to 
the rear yards for the single detached lots. Rear yards adjacent to rear yards is considered to be a 
compatible interface. 
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The private amenity space for Building C and D have a 0 metre setback to the northerly lot line.  
However, opportunities for fencing along the property line will ensure appropriate buffering to 
adjacent uses. Further, the rear yards of these lots back onto landscaped are associated with the 
townhouse development to the north.  The existing landscaped area to the north, combined with 
fencing along the rear yards is considered to be appropriate. 
 
Based on the foregoing, the proposed Zoning By-law Amendment and site specific 
regulations are considered to be appropriate for the efficient redevelopment of the subject 
lands and conform to the Official Plan. 
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6.0 REVIEW OF TECHNICAL 
REPORTS 

6.1 Functional Servicing Report 
Stantec was retained to complete a Functional Servicing Report in support of the Zoning By-law 
Amendment application.  The report is intended to illustrate that preliminary servicing requirements 
including sanitary servicing, water distribution, storm drainage, stormwater management, grading, 
road works and utility works can be achieved for the subject lands.   The report conclusions provide 
that: 

• The proposed development can be adequately serviced through the connection to the 
existing sanitary, storm and watermain on Cassino Avneue. 

• Infiltration, a clean water collection system, and water quality control has been provided 
through a combination of at-source and end-of-pipe infiltration facilities. 

• Water quality control for the 2-year through 100-year storms is achieved through the use of 
infiltration/storage facilities and oversized storm sewers, complete with a downstream 
orifice plate to ensure attenuation to pre-development conditions. 

• An OGS unit provides enhanced water quality treatment for site plan runoff. 
• Overland flow or major storm events are directed to Cassino Avenue. 
• Overall site grading will provide for overland flor conveyance to the right-of-ways, maintain 

appropriate separation from the high groundwater table, provide adequate cover over 
private services and generally match existing road grads and perimeter grades.  

• Further coordination with utility groups will occur to ensure the proposed development 
can be adequately serviced through the extension of existing utilities including hydro, gas 
and telecommunications.  

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

6.2 Transportation Impact Brief  
Stantec was retained to complete a Transportation Impact Brief in support of the Zoning By-law 
Amendment application.  The study included an assessment of the intersections of Cassino Avenue 
with Palermo Crescent/future site access and Victoria Road North and Cassino Avenue.  The study 
provides the following findings and conclusions: 

• Existing weekday peak hour traffic operations are characterized by good levels of services 
and all movements operate well within their capacities. 

• The proposed townhouse development will generate 26 trips in the AM peak and 30 trips 
in the PM peak hour.  
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• Under 2022 and 2027 future background conditions, all traffic movements continue to
operate within capacity with delays on movements reflecting a Level of Service (“LOC”)
between A and D at Victoria Road and Cassino Avenue, and an LOS of A at Cassino Avenue
and Palermo Crescent.

• The 2022 and 2027 future total conditions reflect very similar operational conditions
compared to the 2022 and 2027 Future Background conditions. Under this scenario in both
horizon years, all traffic movements continue to operate within capacity with delays on
movements reflecting a LOS between A and D at Victoria Road North and Cassino Avenue,
and a LOS between A and B at Cassino Avenue and Palermo Crescent.

• Sufficient parking will be provided as part of the proposed development.

6.3 Urban Design Brief
MHBC Planning was retained to prepare an Urban Design Brief in support of the proposed 
redevelopment.  The Urban Design Brief provides the following findings and conclusions:  

• The proposal is an appropriate redevelopment of the subject site for more intense
residential uses in a manner that is sensitive to its context and provides appropriate design
measures to transition from existing residential homes;

• The placement, scale, massing and character of the proposed buildings will complement
the surrounding neighbourhood and will not adversely impact adjacent properties.

• The proposed townhouse development will have a high standard of design and quality.
Functionality of the site has been thoughtfully considered and integrated with the adjacent 
residential community.

• The redevelopment supports the objectives of the Official Plan to achieve a high standard
of urban design, architecture and place-making that contributes to a compact urban form
and complete communities and a comfortable, interesting and walkable public realm.

• The City’s overarching design directives are supported by the proposing a residential
development that will reflect a high standard of design excellence; is visually distinctive;
human-scaled, safe, secure and walkable; is compatible with surrounding uses, and;
minimizes adverse impacts.

The proposed redevelopment achieves the intent of the urban design policies of the Official 
Plan and the design standards from the Urban Design Manual.   

6.4 Noise Feasibility Study
HGC Engineering was retained to conduct a noise feasibility study for the proposed townhouse 
development.  The report conclusions provide that: 

• The primary source of noise is road traffic on Victoria Road North and a secondary source of 
noise is road traffic on Cassino Avenue.

• Future traffic sound levels are predicated to exceed MECP guidelines at the lots closest to 
and with exposure to Victoria Road and Cassino Avenue.

• Forced air ventilation systems with ductwork sized for future installation of central air 
conditioning systems will be required for the new lot along Victoria Road and the 
townhouse blocks closest to Victoria Road. 
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• Building construction meeting the minimum requirements of the Ontario Building Code 
will provide sufficient acoustical insulation for the proposed buildings in the development. 

• The use of noise warning clauses should be included in property and tenancy agreements 
to inform future residents of traffic noise issues.  

6.5 Stage 1 Archaeological Assessment 
AMICK Consultants Limited was retained to undertake a Stage 1 Archaeological Background Study 
of 103-105 Victoria Road North. The findings and recommendations of the study provide that: 

• The study area was identified as a property that exhibits potential to yield archaeological 
deposits of Cultural Heritage Value or Interest.   

• Further archaeological assessment of the study area is warranted 
• A Stage 2 Archaeological Assessment is recommended.  

The Stage 1 Archaeological Assessment was submitted to the Minister of Heritage, Sport, Tourism 
and Cultural Industries and has been entered into the Ontario Public Register of Archaeological 
Reports.  

6.6 Salt Management Plan 
Stantec was retained to complete a Salt Management Plan in support of the Zoning By-law 
Amendment application.  The following conclusions and recommendations are included in the 
plan: 

• The controlled application of rock sialt within the site roadways will provide effective 
management of winter ice/snow accumulation while limiting potential risks to the 
environment. 

• Alternative de-icing products be used when feasible on pedestrian walkways tor reduce the 
risk of sodium chloride meltwater travelling over pervious surfaces and entering infiltration 
galleries. 

• Smart about Salt certified contractors should be hired. 
• During extreme weather events, the winter maintenance contractor shall use reasonable 

judgement to ensure that sufficient ice/snow control is provided for the safety of all persons 
accessing the site 

• Site owners meet annually to review/assess winter maintenance operations with the 
objective of effectively managing salt application.  

6.7 Phase I and II ESA 
MTE Consultants Inc. was retained to conduct a Phase I and II Environmental Site Assessment of the 
subject lands.   

• Based on the findings of the Phase I ESA, no evidence of actual contamination risks in 
connection with the subject lands or surrounding properties was identified.  

• Potential contamination risks associated with the Site (i.e. storage tank, pesticide use, fill 
material and storage/use of fuel oil on neighboring properties) were assessed through a 
Phase II ESA. 
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• The Phase II ESA work program included the collection and analysis of groundwater
samples from the site.  Samples were analyzed for metals and hydrides, PHCs, BTEX
compounds and PAHs.

• Based on the groundwater analytical results, no elevated contaminant concentrations were
detected above the permitted threshold in the groundwater samples submitted for
analysis.

• No additional subsurface investigation was recommended at this time.
• Excess soils that may be generated must be reused appropriately, based on the reported

chemical characteristics and managed in accordance with the On-Site and Excess Soil
Management Regulation.

• The partially buried storage tank, monitoring well network, septic systems and/or
connections to existing water supply wells located on the site be decommissioned in
accordance with the regulatory requirements, prior to development.



103-105 Victoria Rd N   

Planning Justification Report  June, 2021 24 

7.0 PUBLIC CONSULTATION 
STRATEGY  

The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that applicants 
submit a proposed strategy for consulting with the public with respect to an application as part of 
the ‘complete’ application requirements.  This section summarizes the proposed Public 
Consultation Strategy.  
 
The public consultation process for the proposed Zoning By-law Amendment application is 
anticipated to follow the Planning Act statutory requirements.  The following points of public 
consultation are proposed: 
 

• A Public Meeting at which time all available information, and public input will be 
considered.   

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

• Preparation of a City Staff Report, with the Report to be available to the public in advance 
of City Council’s consideration of the applications.  It is understood that City Staff will post 
information on the City’s website for public review.  This will include the City Staff Report 
and may also include technical studies and reports prepared in support of the applications.  

• A Council Meeting, at which time the City Staff Report, all available information, and public 
input will be considered in Council’s final decision. 

The consultation strategy proposed will provide members of the public with opportunities to review 
understand and comment on the proposed Zoning By-law Amendment application.  The 
consultation strategy will be coordinated with City Staff and additional opportunities for 
consultation, such as an Informal Public Meeting, will be considered and may be warranted based 
on the input received.   
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8.0 SUMMARY & CONCLUSIONS
 
The purpose of this Planning Justification Report was to evaluate the proposed Zoning By-law 
Amendment to facilitate the redevelopment of the subject lands in the context of existing land use 
policies and regulations, including the Provincial Policy Statement, A Place to Grow Growth Plan for 
the Greater Golden Horseshoe, the City of Guelph Official Plan and the City of Guelph Zoning By-
law.  The analysis contained in this report demonstrates that the proposed Zoning By-law 
Amendment is in the public interest and represents good planning for the following reasons:  

I. The proposed redevelopment is consistent with the Provincial Policy Statement and
conforms to the A Place to Grow Growth Plan for the Greater Golden Horseshoe and
represents intensification in the Built-Up Area;

II. The proposed development conforms to the City of Guelph Official Plan.  The multi-unit
residential and intensification development criteria have been addressed and the
proposed development assists in achieving the City’s intensification targets;

III. The proposed development provides for the intensification and redevelopment of an
underutilized site in the Built-Up Area of the City of Guelph on lands that are well
located with respect to transportation and neighbourhood convenience;

IV. The proposed development will contribute to the range of residential building types
within the community; and

V. The proposed development will optimize the use of existing infrastructure within the
developed portion of the lands and can be adequately serviced through connections
to existing infrastructure.

Based on these conclusions, it is our opinion that the application for Zoning By-law Amendment is 
appropriate and should be considered for approval. 

Respectfully submitted, 

MHBC 

Dave Aston, MSc, MCIP, RPP Emily Elliott, BES, MCIP, RPP 
Vice President & Partner  Associate 
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City Hall 

1 Carden St 

Guelph, ON 

Canada 

N1H 3A1 

T 519-822-1260 

TTY 519-826-9771 

guelph.ca 

October 28, 2020 

Granite Homes 

7 Edinburgh Rd South     

Guelph, Ontario N1H 5N8 

mtaylor@granitehomes.ca 

Dear Mr. Taylor 

The City of Guelph would like to thank you for attending the Development Review 

Committee meeting on September 16, 2020 to discuss the proposal and complete 

application requirements for the lands located at 103 and 105 Victoria Rd N. 

Please see the attached form where staff have identified the required planning 

applications, studies and plans needed to be able to deem your formal application(s) 

complete under the Planning Act. 

If there are any questions please contact the undersigned or the specific department 

staff noted on the attached form. 

Chris DeVriendt 

Manager of Development Planning 

Planning and Building Services 

Infrastructure, Development & Enterprise 

T 519-822-1260, ext. 2360 

F 519-822-4632 

E chris.devriendt@guelph.ca 

Attachments: 

1. Mandatory Pre-consultation Requirement Summary
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Mandatory Pre-Consultation Summary 

Site Address: 103 and 105 Victoria Rd N 

Existing Official Plan Designation: Low Density Residential 

Existing Zoning: UR -- Urban Reserve 

Application Type: 

Plan of Subdivision    Official Plan of Subdivision  

Zoning By-law Amendment  Plan of Condominium 

Application Fees: 

Application City of Guelph 

Zoning By-law 

Amendment 

Major Zoning By-law Amendment $15,861.45  

(minus DRC fee: $437.63)  

= $15,423.82 

*Based on the 2020 Development Fee Schedule. 

Please confirm prior to submitting the application. 

Please contact Planning staff prior to making a payment. Electronic funds transfers are 

currently being accepted for planning applications. 

Complete Submission Requirements: 

Reports, Studies, Plans 

(see Appendix for additional details) 

 Required Paper 

Copies 

Notes/Staff  

Completed Application Form (s) 
X 2 

With original 

signatures 

Conceptual Site Plan 

X 30 

Plotted to 24 x 36” 

Arch D size; 

please fold each 

individually to letter 

size 

Planning Justification Report X 14  

Draft Proposed Zoning By-law 

Amendment 
X  

In an appendix of 

PJR. 

 

X  
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Affordable Housing Report 

X  

To be discussed in 

a chapter/section 

of PJR. 

Urban Design Brief X 7  

Building Elevations/Renderings 
X  

Include in Urban 

Design Brief 

Shadow Analysis 
X  

Include in Urban 

Design Brief 

Functional Servicing Report 

X 12 

Include/Attach all 

servicing plans in 

Report 

Storm Water Management Report X 12  

Grading and Drainage Plan X 12  

Landscape Plan X 8  

Tree Inventory/Preservation Plan X 8  

Traffic/Transportation Impact Brief X 9  

Traffic Geometric Plan 
X  

Include/attach in 

Traffic Brief 

Noise Feasibility Study X 6  

Archaeological Report X 6 Stage 1 

Phase I Environmental Site 

Assessment 
X 6 

 

Phase II Environmental Site 

Assessment 
X 6 

 

Clearance Notice under the Clean 

Water Act (Source  Water Protection 

Policy Applicability Review) 

X 3 

 

Salt Management Plan X 5  

Community Energy Initiative Update 

Letter X 5 

See Planning staff 

comments for 

more details. 

Digital Submission of all plans/reports 

PDF 

X  

COVID-19 

procedures require 

digital submission 

prior to physical 

documents. 

Contact Planning 

staff to arrange 

submission. 
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Additional Staff Comments: 

Planning Review - Michael Witmer 

 As discussed, move the lot line between the townhouses and the single detached 

dwellings to provide a larger yard/setback for the townhouse blocks. This should 

be increased to approximately 7.5 metres. 

 Please provide a Planning Justification Report, prepared by a Registered 

Professional Planner (RPP). Please ensure the Planning Justification Report 

justifies in the Planner’s professional opinion how the development application(s) 

complies with the City’s Official Plan and all applicable provincial policy (i.e. how 

it is consistent with the 2020 Provincial Policy Statement, conforms with the 

current Growth Plan for the Greater Golden Horseshoe, etc.). Also, ensure the 

Planning Justification Report references and summarizes the findings and 

recommendations of the other supporting technical reports and studies. Please 

include of this letter in an appendix of the Planning Justification Report. 

 Provide a comprehensive zoning chart on the conceptual site plan and in 

Planning Justification Report that provides a line by line summary of each 

regulation in the R.3A zone as well as general regulations/provisions (Section 4 

of By-law). See example in site plan application requirements and below for 

guidance: 

 

Regulation Requirement Provided Conforms (Y/N) 

Min. Lot Area 800 m² 9,661.9 m² Y 

etc etc etc etc 

 

 The City’s current Affordable Housing Strategy (implemented through OPA 66) 

requires an average 30% of all new housing units created annually to be 

affordable (measured City-wide). This is further distributed to 25% ownership 

units, 1% primary purpose built rentals and 4% secondary rentals (i.e. accessory 

apartments). Please demonstrate in the Planning Justification Report how the 

proposed new residential dwelling units will meet the City’s Affordable Housing 

Strategy and associated policies in the Official Plan. 

 Please identify if the proposed development will be purpose built rental or a 

condominium (including type) in the Planning Justification Report. If the 

development will be a condominium, please confirm whether some/all of the 

single detached dwellings will also be within the condominium.  

 Please provide a draft Zoning By-law using the City’s current By-law template. 

Note that a new AODA compliant by-law template is available (as of May 2020) 

and will be provided by staff in advance of your submission. This can be provided 

in an appendix of the Planning Justification Report.  
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 Provide a letter/brief that demonstrates how this development will help implement 

the City’s Community Energy Initiative Update (2018) and the overall goal to be a 

net zero carbon community by 2050. In this document, demonstrate how the 

proposed development will contribute to the 25 Actions in the City’s low carbon 

pathway (see Committee of the Whole Report IDE-2019-47, May 6, 2019), 

specifically referencing action items 1 and 2. 

 As the single detached lots facing Victoria Road North are to be included in the 

development, by extension, they are to be included in net density calculations. 

Please continue to break down density based on different uses (i.e. single 

detached and cluster townhouse) as well as provide overall site net density.  

Urban Design Review - David DeGroot 

 Please provide an Urban Design Brief that includes building elevations, 

renderings and a shadow analysis. 

 As part of the urban design brief, please review the Built Form Standards for Mid-

Rise Buildings and Townhouses: 

o https://guelph.ca/wp-content/uploads/BFSforMid-

riseBuildingsandTownhouses.pdf  

 Connection to the neighbouring condominium development is desirable. Address 

in the urban design brief.  

 Given that front-facing attached garages are proposed, provide townhouses that 

are a minimum of 6 metres wide.   

Heritage Review - Heritage Review 

 A stage 1 Archaeological Assessment is required. Further studies may be 

required based on the recommendations of the consulting archaeologist.  

Landscape Planning Review – Rory Templeton 

 The subject property is more than 0.2 hectares in size, and therefore regulated 

by the Private Tree Protection By-law (2010)-19058. Trees are also afforded 

protection under the Urban Forest policies of the City of Guelph Official Plan.  In 

accordance with the By-law, a Tree Inventory and Preservation Plan (TIPP), 

undertaken by a qualified arborist in accordance with the requirements of the 

City’s Tree Technical Manual, will be required. The development application 

should look for opportunities to retain trees and integrate them into the 

development proposal. Please be aware that where preservation is not possible, 

as agreed to by the City, compensation is required. A Landscaping, Replanting 

and Replacement Plan including details for all compensation being provided 

through replacement plantings will also be required at detail design.  

https://guelph.ca/wp-content/uploads/BFSforMid-riseBuildingsandTownhouses.pdf
https://guelph.ca/wp-content/uploads/BFSforMid-riseBuildingsandTownhouses.pdf
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Compensation requirements are also now set out in the City’s Tree Technical 

Manual. 

 The manual is available online at: 

https://guelph.ca/living/environment/trees/treetechnicalmanual/ 

 Please pay special attention to the Tree Location, Spacing and Soil Volumes 

section of the Tree Technical Manual. Adequate soils and placement of trees 

on site will be critical in ensuring excellent tree health and vigor. Hence, built 

form setback, placement of hard surfaces and utility locations all must be 

considered early in the development process to benefit trees to be planted on 

the site. 

 The placement of utilities such as hydro transformers, meters, chambers, Bell 

boxes, etc., should be located internal to the development and not visible 

from the ROW, while still being accessible. 

Parks Planning Review - Jyoti Pathak 

 The conceptual site plan ‘Concept number 3’ dated August 13, 2020 includes two 

existing and one new single detached houses and 44 townhomes on the subject 

property. A payment in lieu of parkland will be required prior to issuance of any 

building permits, according to Guelph's Parkland Dedication Bylaw (2019)20366 

as amended by the Bylaw (2019) 20380 or any successor thereof.  

 Here is a link to the Parkland Dedication Bylaw: https://guelph.ca/wp-

content/uploads/parkland-dedication-bylaw.pdf 

 The current proposal includes 44 townhomes on 0.966 ha and the amount of 

payment in lieu of parkland would be calculated at a rate of 9% of the appraised 

property value in accordance with the subsection 17 (C ) of the City of Guelph’s 

Parkland Dedication Bylaw. 

 Prior to the issuance of the first building permit for the townhouse development, a 

satisfactory narrative appraisal report prepared for The Corporation of the City of 

Guelph for the purposes of calculating the amount for payment in lieu of 

conveyance of parkland pursuant to s.42 of the Planning Act will be required. The 

report must be prepared by a qualified appraiser who is a member in good 

standing of the Appraisal Institute of Canada.   

Engineering Review Development - Shophan Daniel 

 FSR and stormwater management report. 

 Grading & Drainage Plan (existing/proposed grades); 

 Site Servicing Plan 

 Servicing capacities will be reviewed once we receive the application; 

 ESA phase 1 & 2 will be required 

https://guelph.ca/living/environment/trees/treetechnicalmanual/
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 Noise study will be required 

 Survey of the property. 

 Additional items may be required during the review of the application 

Traffic Review - Munshif Muccaram 

 The applicant shall provide a Transportation Impact Brief (TIB) for the 

proposed development. The applicant will have the traffic consultant contact 

the Transportation Engineering staff to discuss the terms of reference for the 

report. 

 Traffic Geometrics Plan is required to illustrate the turning movements of 

fire/garbage trucks on-site and at the access. The garbage truck shall enter 

and exit the site in forward facing motion. Please utilize an 11.4m waste pick-

up truck as a design vehicle. The program AutoTURN shall be used and the 

plan will need to be endorsed by a Professional Engineer. 

 Applicant must use the Development Engineering Manual (DEM) when 

designing the access location, width, radii and parking lot layout. Provide 

6.5m drive aisle width between the parking stalls and the curb as per the 

DEM. 

 Internal access road shall not exceed 150m without an emergency access. 

Internal roadway length to be measured from edge of asphalt (Cassino 

Avenue).  

 Identify all above ground utilities adjacent to the access and minimum 

clearance of 1.5m shall be maintained.  

 Please identify the sight triangle as per the Zoning by-law at the access, at 

the driveways and for the corner property. 

 Please enhance pedestrian connectivity to the site by adding a second 

pedestrian pathway on the north/east side. 

 Ensure visitor bicycle parking is provided. 

 Please utilize an 11.4m waste pickup truck for on-site waste pick up for the 

proposed development. Refer to the City’s waste collection guidelines for 

multi-residential developments: https://guelph.ca/wp-content/uploads/Waste-

Management-Plan-and-Source-Separation-Commitment-Developers-and-

Redevelopers.pdf 

GRCA  

 No Comments  

Abby Spielmacher 

 The property is located in a WHPA B with a vulnerability score of 8. 
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 The property is not located in an Issue Contributing Area. 

 Please contact the Project Coordinator to complete a Policy Applicability 

Review at 226-820-3520 or abby.spielmacher@guelph.ca  

(http://guelph.ca/wp-content/uploads/SWP_Section59ReviewRequest.docx) 

 In accordance with Grand River Source Protection Policy CG-CW-29, please 

provide 5 copies of a Salt Management Plan. 

Note: 

 Ensure that any private water supply or monitoring wells that are no longer in 

use are abandoned in accordance with O. Reg. 903. 

 In accordance with Grand River Source Protection Policy CG-CW-37, the 

applicant will need to indicate what DNAPL (if any) or other potentially 

significant drinking water threats will be stored and/or handled on the 

property. A Risk Management Plan may need to be developed.   

Upper Grand District School Board - Ryan Mallory 

 The Board would impose the following conditions on this development: 

 That Education Development Charges shall be collected prior to the issuance 

of a building permit(s). 

 That the developer shall agree in the site plan agreement/condominium 

declaration that adequate sidewalks, lighting and snow removal (on sidewalks 

and walkways) will be provided to allow children to walk safely to school or to 

a designated bus pickup point. 

 That the developer and the Upper Grand District School Board reach an 

agreement regarding the supply and erection of a sign (at the developer's 

expense and according to the Board's specifications) affixed to the permanent 

development sign advising prospective residents about schools in the area.  

 That the developer shall agree in the site plan agreement/condominium 

declaration to advise all purchasers of residential units and/or renters of 

same, by inserting the  following clause in all offers of Purchase and 

Sale/Lease: 

"In order to limit liability, public school buses operated by the Service de 

transport de Wellington-Dufferin Student Transportation Services 

(STWDSTS), or its assigns or successors, will not travel on privately 

owned or maintained right-of-ways to pick up students, and potential 

busing students will be required to meet the bus at a congregated bus 

pick-up point."  

Wellington Catholic District School Board - Ryan Mallory 

 No Comments Received  
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Notes 

1. The purpose of this document is to identify the information required to commence 

processing a complete application as set out in the Planning Act. Pre-

consultation does not imply or suggest any decision whatsoever on the part of 

City staff or the Corporation of the City of Guelph to either support or refuse the 

application. Comments provided at a pre-consultation are preliminary and solely 

based on the information submitted for review at that time. 

2. The Planning Act timelines associated with a formal full application will not begin 

if that application is submitted without the information identified in the mandatory 

pre-consultation meeting, and all of the required fees paid. 

3. When a full application is made, the cheque for the application fee may be 

processed immediately; however this does not constitute the application being 

deemed complete for Planning Act purposes. 

4. Digital copies of the all the reports/studies are required to be submitted in PDF 

format as part of the application. Plans are to be submitted in JPEG format. 

5. The City of Guelph may require the peer review of a technical report submitted by 

the applicant. If this is required, the applicant will be advised and will be charged 

a fee equal to the cost of the peer review. 

6. Once an application has been submitted, deemed complete and circulated for 

comments, it may be determined that additional studies/ reports or information 

will be required as a result of issues arising during the review of the application. 

The applicant will be required to provide this at their expense. 

7. An application submitted without the requisite information and number of copies 

identified in the pre-consultation letter will not be considered a complete 

application. 

8. This document and the comments expire 6 months from the day of signing or at 

the discretion of the Manager of Planning or his/her designate. If after 6 months 

no applications are received, staff may identify a need for an additional pre-

consultation meeting prior to submission.  

9. There may also be financial requirements arising from the applications, including, 

but not limited to, park dedication, development charges, payment of outstanding 
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property taxes, deferred local improvements charges, costs of lifting 0.3 metre 

reserves, and reimbursement for road widening acquisition or road 

improvements. 
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Appendix – Reports and Plans Summary 

Archaeological Assessment Report 

Required for all applications in or near areas of archaeological potential, as determined 

by Planning Staff.  A report must be completed in accordance with Provincial 

requirements in or near areas of archaeological potential. 

Building Elevations/Renderings 

Drawings or Plans which illustrate the exterior design of the building including the 

proposed building materials. Drawings can be either 2- dimensional or 3 dimensional. 

Drawing sets in colour are preferred. 

Planning Justification Report 

A Registered Professional Planner must submit a report providing planning justification 

for the proposed amendment in light of the principals, objectives and policies of the 

City’s Official Plan and the technical studies accompanying the application. The goal of 

the report is to document how the proposed departure from the local policies and 

regulations represents good planning and is in the public interest. There are terms of 

reference that are to be followed as set out by the City of Guelph. 

Conceptual Site Plan Layout 

Concept plan showing the proposed development in context of adjacent lands including 

land. The plan is to show all buildings, land uses, sidewalks, driveways, street trees, 

street intersections and any other natural or made elements. 

Cultural Heritage Impact Assessment Report 

A Heritage Impact Assessment demonstrates how new development involving a 

heritage resource will preserve, protect, improve and/or manage heritage resources. 

Draft Official Plan Amendment 

The applicant must provide proposed amended Official Plan text and/or map 

amendments for consideration. 

Draft Plan of Subdivision and/or Draft Plan of Condominium 

The information required on plans is to be in accordance with the Planning Act and its 

regulations. All drawings are to be folded approximately to 8.5 x 11. 

Stormwater Management Report 

Stormwater management reports address a number of engineering issues. There are 

terms of reference that are to be followed as set out by the City of Guelph. 
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Urban Design Brief 

Required for all applications where, in the opinion of the Senior Urban Designer. Urban 

Design Briefs will be required in larger projects and in key areas within the City’s urban 

structure such as the Downtown, Mixed Use Nodes, and Intensification corridors in 

addition to sensitive infill. The Urban Design Brief is one of the City’s tools to ensure 

that new development has been consciously examined and evaluated on sites, and 

provided design solutions that are context-sensitive and respond to urban design policy 

context. It will also help co-ordinate and articulate how the elements of the public and 

private realm will work together.  The Design Brief shall explain and illustrate why the 

proposed development represents the optimum design.  Contact the City Planning 

department for the terms of reference for the Urban Design brief. 

Streetscape Plan 

A plan that identifies how the area of the property in the private realm will intergrate with 

the existing or proposed streetscape design in the public realm. The plan generally 

needs to identify paving and planting materials.  

Functional Servicing Report 

Functional servicing studies address how the site will be serviced. There are terms of 

reference that are to be followed as set out by the City of Guelph Engineering 

Department. 

Tree Inventory and Preservation Study 

Required when a site contains woodlots, tree stands or hedgerows. A tree survey must 

be prepared by a qualified professional, identifying all existing trees, their type, size and 

condition, those trees proposed to be removed and retained, and the methods to be 

used to ensure preservation of those trees to be retained. 

Traffic/Transportation Impact Study 

The purpose of a Traffic Impact Study is to identify the need for modifications to the 

city’s transportation system regarding a new development/redevelopment by estimating 

the travel demands related to the development and assessing the impacts that the 

development would have on the present and future transportation system. 

Transportation Demand Management (TDM), transit and non-motorized modes will all 

be taken into account in estimating travel demand. . There are terms of reference that 

are to be followed as set out by the City of Guelph. 

Truck Turning/Movement Plan 

This plan illustrates how delivery trucks and /or garbage trucks will load and unload 

materials on the site and the location of travel through the site. 
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Geotechnical/Soils Report 

The purpose of the investigation will be to determine the type of soil, its engineering 

properties, bearing capacity, soil permeability, location of groundwater, and to verify 

whether contamination is present.  

Noise and Vibration Study 

A noise and/or vibration study determines the impact on adjacent developments and 

recommends mitigation measures. 

Shadow Analysis Plan 

Required for all applications where, in the opinion of the Planning and Building 

Department, the proposal may result in impacts on adjacent properties from sun 

shadowing. 

Heritage Impact Study 

Required as determined by Planning Staff for any property designated pursuant to the 

Ontario Heritage Act, identified on the City’s Inventory of Heritage Resources, or for any 

property located adjacent to a designated or otherwise inventoried property. 

Market Impact Study 

The purpose of this study is to address the existing market and potential impacts of an 

application. These studies will be evaluated by the City on the basis of a peer review to 

be undertaken at the applicant`s expense. A site specific Terms of reference will be 

provided. 



r

 

APPENDIX B 
Zoning Analysis 



 

ZONING ANALYSIS 
Single detached dwellings – Victoria Road – R.1A 
Section Requirement Required Provided Compliance 
Table 5.1.2, Row 3 Minimum lot area 555 m² Lot 1 – 2,333m² 

Lot 2 – 1,036m² 
Lot 3 – 1,042m² 

Yes 

Table 5.1.2, Row 4, 
Section 5.1.2.6 

Minimum lot frontage 18m Lot 1 –  48m 
Lot 2 – 21.3m 
Lot 3 – 21.3m 

Yes 

Table 5.1.2, Row 5 Minimum building height 3 storeys Lot 1 – 1 storey (existing) 
Lot 2 – 2 stories (existing) 
Lot 3 – 3 storeys (max) 

Yes 

Table 5.1.2, Row 6, Minimum front yard 6 m Lot 1 – 13.9m 
Lot 2 – 15.2m 
Lot 3 – minimum 6m 

Yes 

Table 5.1.2, Row 6a, Minimum exterior side yard 4.5 m Lot 1 –  NA 
Lot 2 – NA 
Lot 3 – minimum 4.5m 

Yes 

Table 5.1.2, Row 7 Minimum side yard (1 to 2 storeys) 1.5m Lot 1 –  19.14m and 8.6m 
Lot 2 –1.53m and 2.51m 
Lot 3 – minimum 1.5m 

Yes 

Table 5.1.2, Row 8 Minimum rear yard Lesser of 7.5 m or 20% of lot depth (9.6m) 
7.5m for subject lands 

Lot 1 - >7.5m 
Lot 2 - >7.5m 
Lot 3 - >7.5m 

Yes 

Table 5.1.2, Row 
11, 
Section 4.13 

Off street parking 1 space per unit 
Minimum dimension of 3m x 6 m within a garage 
Minimum dimensions of 2.5m x 5.5 m for exterior 
spaces 

complies Yes 

Table 5.1.2, Row 12 Minimum landscaped open space The front yard on any lot, excepting the driveway, shall 
be landscaped and no parking shall be permitted 
within this landscaped open space. A minimum area of 

complies Yes 



0.5 m between the driveway and nearest lot line must 
be maintained as landscaped space. 

Cluster Townhouses- R3.A 
Section Requirement Required Provided Compliance 
Table 5.3.2 Row 2 Minimum lot area 800 m² 9,661 m² Yes 
Table 5.3.2 Row 3 Minimum lot area per unit 270 m² (7,560m²) 219 m² / unit No 
Table 5.3.2 Row 4 Minimum lot frontage 18 m 107 m Yes 
Table 5.3.2 Row 5 Minimum front yard 6m 7.6 m Yes 
Table 5.3.2 Rows 6-
7 
S. 5.3.2.2

Minimum rear and side yard Half the building height and no less than 3 
meters 

Rear – 4.5 m 
Sides – 4.5 m 

Yes 

Table 5.3.2, Row 8 
Section 5.3.2.1 

Maximum building coverage where one parking 
space per unit is provided as garages attached or 
designed as an integral part of the unit 

40% 34.2% Yes 

Table 5.3.2 Row 9 Maximum building height 3 storeys 3 storeys Yes 
Table 5.3.2 Row 10 Minimum distance between buildings and private amenity areas 
Section 5.3.2.3.1 Minimum distance between the front, exterior 

side and rear of one building and the front, 
exterior side or rear of another, each of which 
contain habitable rooms 

15m 11 m between Building A 
and E and Building A ad F 

No 

Section 5.3.2.3.3 Minimum distance between interior side yards 
of any two buildings on the same lot 

3m 21 m Yes 

Section 5.3.2.3.4 Minimum distance between private amenity 
area to wall in another building containing 
windows of habitable room which face the 
private amenity area 

10.5m 6.63 m No 

Section 5.3.2.3.5 The minimum distance between the Private 
Amenity Areas of two separate Buildings shall 
be: 

• 6 m where one Private Amenity Area
faces any part of the other Private
Amenity Area

• 3 m where the Private Amenity Areas
are side by side and aligned parallel to
each other.

• 6.6 m

• 21 m

• 6.63 m

Yes 



• 6m between a private amenity area
and the wall of another building =

Table 5.3.2 Row 11 
Section. 5.3.2.4.1 

Minimum common amenity area 5m² of amenity area per dwelling shall be 
provided as common amenity area (220m²) 

395 m² Yes 

Section 5.3.2.4.2 Length does not exceed 4x width - Will comply Yes 
Table 5.3.2. Row 12 
Section 5.3.2.5.1 

A Private Amenity Area shall be provided for 
each unit and it shall: 

a) have a minimum area of 20 m²
b) have a minimum depth (from the wall

of the dwelling unit) of 4.5 m;
c) have a minimum width equal to the

width of the unit when the layout of
the unit permits;

d) not form part of a required Front or
Exterior Side Yard;

e) not face onto a public Street;
f) be accessed through a doorway to a

hall or Habitable Room, other than a
bedroom;

g) be separate and not include walkways,
play areas, or any other communal area; 

h) be defined by a wall or Fence
i) to be a minimum distance of 3.0 m

from a side or rear Lot Line

a) 20 m²/ unit
b) 4.5m
c) minimum width 

equal to width of unit 
d) complies
e) do not face public

street
f) will comply
g) will comply
h) will comply
i) 0m rear yard

a) Yes
b) Yes
c) Yes
d) Yes
e) Yes
f) Yes
g) Yes
h) Yes
i) No

Table 5.3.2 Row13 Landscaped Open Space 40% 44.9% Yes 
Table 5.3.2 Row14 Required where an R.3 zone abuts any other residential zone. Buffer strips may be located in a 

required side or rear yard. 
Fencing or landscape 
buffers can be provided in 
side and rear yards 

Yes 

Table 5.3.2 Row18 Maximum number of units in a row 12 8 Yes 
Table 5.3.2 Row19 Maximum density 37.5 units per hectare 45.5  units per hectare No 



Section 5.3.2.6 
Table 5.1.2, Row 16 
Section 4.13 

Off street parking 1 space per unit plus 20% as visitor parking 
(34 spaces) 
1 barrier free space 

1 space/unit (44 spaces 
proposed), 20% visitor (9 
spaces) 
1 barrier free space 
provided 

Yes 
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The Corporation of the City of Guelph 

By-law Number (2020) - 20539 
A by-law to amend By-law Number (1995)-14864, as 
amended, known as the Zoning By-law for the City of 
Guelph, as it affects the property municipally known 
as 103 and 105 Victoria Road North and legally 
described as Part Lot 1, Concession 4, Division C, 
Township of Guelph  (File# _______).  

Whereas Section 34(1) of The Planning Act, R.S.O. 1990, c.P.13 authorizes the Council of a 
Municipality to enact Zoning By-laws;  

The Council of the Corporation of the City of Guelph enacts as follows: 

1. By-law Number (1995)-14864, as amended, is hereby further amended by transferring lands
legally described as Part Lot 1, Concession 4, Division C, Township of Guelph, from the
existing “Urban Reserve” Zone to the new Single Detached Residential Zone (“R.1A”) and
the new Specialized Residential Townhouse Zone (R.3A), to be known as the R.3A-xx zone.

2. Section 5.3.3.1, of By-law (1995)-14864, as amended, is hereby further amended by adding
a new subsection 5.3.3.1.xx

5.3.3.1.xx  Despite Table 5.3.2, Row 19, and Section 5.3.2.6, a maximum density of 45.5 
units per hectare is  permitted.

5.3.3.1.xx Despite Table 5.3.2, Row 3, a minimum lot area of 219m²  per unit is 
permitted 

5.3.3.1.xx Despite Table 5.3.2, Row 10, and Section 5.3.2.3.1 the minimum distance 
between the rear of one building and exterior side of another, each of 
which contain habitable rooms, is 11 metres 

5.3.3.1.xx Despite Table 5.3.2, Row 10, and Section 5.3.2.3.4 the minimum distance 
between a private amenity area to a wall in another building containing 
windows of habitable room which face the private amenity area is 6.5 
metres 

5.3.3.1.xx Despite Table 5.3.2, Row 12, and Section 5.3.2.5.1i) the minimum private 
amenity area to be setback  to a lot line is 0 metres  

3. Schedule “A” of By-law Number (1995)-14864, as amended, is hereby further amended by
deleting Defined Area Map 51 and substituting a new Defined Area Map 51 attached
hereto as Schedule “A”.

4. Where notice of this By-law is given in accordance with the Planning Act, and where no
notice of objection has been filed within the time prescribed by the regulations, this By-law
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shall come into effect. Notwithstanding the above, where notice of objection has been filed 
within the time prescribed by the regulations, no part of this By-law shall come into effect 
until all of such appeals have been finally disposed of by the Local Planning Appeal Tribunal. 

 
 
Passed this ___ day of ________, 2021 
 
Schedules: 
 
Schedule A: Defined Area Map 51 
 

 
 
Cam Guthrie, Mayor 
 
 
Dylan McMahon, Deputy City Clerk 
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APPENDIX D 
Community Energy Initiative Update Brief 
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Community Energy Initiative Update Brief 
In regard to the above-referenced project, the following items are proposed to comply with the City 
of Guelph’s Community Energy Initiative: 

• Compact and well-utilized site design 
• Local trades/suppliers to be used as much as possible 
• Supply/install method to be used to reduce construction waste 
• Comprehensive erosion and sediment control plan throughout the site 
• New native tree plantings throughout the site 
• Drought resistant landscaping wherever possible 
• Pedestrian walkways incorporated throughout the site including to the central amenity 

area and Cassino Avenue 
• Energy efficient light standards to have refractor and cut-off shields to control light 

pollution 
• Homes to be constructed to be Energy Star Certified which are approximately 20% more 

energy efficient than a typical home.  
• Collection of recycling in compliance with City by-laws (both during construction and 

following turnover to residents)  
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