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October 17, 2023 
 
Mr. David Cogliano 
Guelph Watson Holdings Inc.  
406-56 The Esplanade    
Toronto, Ontario 
M5E 1A7  
 
Dear Mr. Cogliano: 
 
RE: 115 Watson Parkway North – Commercial Function Study (Guelph, Ontario) 

urbanMetrics inc. is pleased to submit this Commercial Function Study in support 
of a mixed-use development proposal at 115 Watson Parkway North, hereafter 
referred to as the subject site.  

It is our understanding that a Commercial Function Study—per Policy 9.4.2 of the 
Official Plan—is required as part of a complete application for development 
proposals for Commercial Mixed-Use Centres, Neighbourhood Commercial Centres 
and Mixed-use Corridors that propose to: 

i. provide commercial gross floor area at less than 0.15 FSI; or  
ii. reduce the commercial gross floor area existing at the time of the 

application by more than 25 per cent; or  
iii. provide less than 6,500 square metres of commercial gross floor area for 

lands designated Commercial Mixed-use Centre 

This Study is intended to justify the proposed amount of retail/service commercial 
space being proposed on the subject site by illustrating that local residents will still 
be adequately served by accessible local-serving commercial facilities located both 
on the subject site and on other existing and designated commercial sites in the 
York/Watson Parkway/Starwood Community Mixed-Use Centre and specifically 
that the subject proposal meets Policy 9.4.2.2 subsection iii of the Official Plan 
recognizing that the subject proposal will include somewhat more than 
approximately 30,000 square feet (2,787 square metres) of new commercial floor 
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area therefore meeting the City’s test that requires 6,500 square metres of 
commercial gross floor area to be provided in the York/Watson 
Parkway/Starwood Commercial Mixed-Use Centre. 
 
It has been a pleasure conducting this study on your behalf and we look forward to 
discussing the results of our findings with you. 
 
Yours truly, 
urbanMetrics inc. 

  
Douglas R. Annand, PLE 
Partner 
dannand@urbanMetrics.ca 
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1.1 Background 
urbanMetrics inc., (“urbanMetrics”) has been retained by Guelph Watson Holdings 
Inc. (“Guelph Watson”) to complete a Commercial Function Study in support of 
their proposed mixed-use development on lands known municipally as 115 Watson 
Parkway North, hereafter referred to as the subject site. 

Figure 1-1: Subject Site 

 

SOURCE: urbanMetrics inc. 

The proposed mixed-use development is located on lands designated within the 
York/Watson Parkway/Starwood Commercial Mixed-Use Centre (CMUC) and 
therefore the proposed development, and specifically the requirement/need for 
commercial space at the subject site, will be evaluated by City of Guelph planning 
staff in the context of Official Plan Amendment (OPA) 69. The location of the 
CMUC is illustrated on Figure 1-2 below. 
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Figure 1-2: Lands in the York/Watson Parkway/Starwood CMUC 

  
SOURCE: urbanMetrics based on the Guelph Official Plan and OPA 69. 

1.2 Purpose  
OPA 69 contains policies related to commercial development on lands designated 
Commercial Mixed-Use Centres, Neighbourhood Commercial Centres and Mixed-
use Corridors. It contains policies which apply specifically to development on these 
lands and includes various tests and conditions for new proposals.  

Official Plan policies resulting from OPA 69, indicate that all land within the CMUC 
designation (including the subject site), should—per Policy 9.4.3.18 of the Guelph 
Official Plan—maintain: 

“The minimum commercial gross floor is 6500 square metres cumulatively of all 
buildings within the designation.” 

The mixed-use development proposed on the subject site is planned at less than 
0.15 FSI of commercial space.  

The subject proposal ensures that the minimum commercial gross 
floor area within the designation results in greater than 6,500 
square metres within the CMUC, however, it results in less than 
0.15 FSI of commercial space and therefore this Commercial 
Function Study is required to permit the proposed commercial 
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space and is being submitted as part of the Zoning By-law 
Amendment being advanced as part of the subject application. 

1.3 Study Approach 
The City of Guelph has specific requirements for a Commercial Function Study, as 
specified by Official Plan Policy 9.4.2.2. Those being: 

“2. A Commercial Function Study shall address: 

i) The availability of commercial floor space within the designation to 
meet daily and weekly needs of the surrounding community especially 
for food store, food-related store and/or drug store; 

ii) Opportunities for additional commercial floor space to be provided 
elsewhere and thereby sustain the local provision of commercial floor 
space within that designation or in the immediate area; 

iii) Impacts on the ability of residents and employees in the area to use 
active transportation options to access commercial shopping areas 
and commercial services; and 

iv) Role of the commercial space in creating a community focal point.” 

Below details the work steps we have undertaken in addressing these 
requirements.   

• Site and Access – We have evaluated the suitability—or lack there of—of the 
site for commercial uses. This includes the subject site’s location and access 
characteristics, including its physical characteristics, size and compatibility 
with surrounding land uses.  

We also include a specific discussion about active transportation options 
between the subject site and existing other commercial areas in the vicinity 
of the subject proposal.  

• Existing Commercial Supply – We review, detail, and summarize existing 
developments on lands designated or already built in the York/Watson 
Parkway/Starwood Commercial Mixed-Use Centre (CMUC). This includes 
existing and occupied space, in addition to active development applications 
that propose to include new retail/service commercial space.  
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Other relevant and accessible commercial sites in the vicinity of the subject 
site have also been identified, particularly those involving a food store, a 
food-related store and/or a drug store. 

• Retail/Service Commercial Inventory – We have completed an inventory of 
all Food Store Retail (“FSR”), Beer, Wine, Liquor (“BWL”) stores, Non-Food 
Retail (“NFSR”) type facilities, and service commercial facilities in the 
surrounding area, to assess the retail function of these commercial facilities 
and the existing and future service levels provided within the local 
community. The inventory also includes existing vacant and proposed 
retail/service commercial space. This inventory has been undertaken in a 
delineated Trade Area, which represents the geographic area from which the 
majority of local regular customer support would be derived by the 
commercial facilities located in the CMUC, and specifically on the subject site.  

As necessary, we have examined the food and drug stores already located in 
the Trade Area to determine the existing availability and provision of these 
types of services, and to ensure that the needs of local residents are 
adequately met.  

• Proposals for new commercial developments in the Trade Area that will be 
competitive with the retail/service commercial space that will potentially be 
integrated within the residential portion of the proposed development on the 
subject site will also be identified.  

• Community Focal Point – This section discusses the role of the CMUC as a 
developing mixed-use node in the City of Guelph and addresses the role of 
the subject site in contributing to the commercial needs of the broader area. 
We have included specific discussion about how the subject site creates a 
focal point, including: its contribution to the public realm, potential 
employment opportunities, its relationship and relevance to the function of 
the mixed-use node and how it is in-line with the market needs of the area. 

urbanMetrics has been retained to assess whether the proposed 
retail/service commercial space on the subject site and in the balance of the 
York/Watson Parkway Starwood CMUC will adequately serve on-site and 
local residents at a reasonable distance from that node.  
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1.4 Assumptions 
There are several underlying and basic assumptions upon which the validity of the 
findings presented in this report depend. Based on our experience in the retail 
planning process, we recognize and appreciate the problems associated with 
making broad and generalized assumptions about future conditions. Undoubtedly, 
deviations from historical and current trends will take place in the future, however, 
basic assumptions are required regarding the possible extent of such deviations. 

These basic assumptions are: 

• During the forecast period considered in this report, a reasonable degree of 
economic stability will prevail in the Province of Ontario and specifically in 
the City of Guelph. The recent impacts of COVID-19 will not prevail over the 
longer term. 

• The official statistical sources utilized in this report (based largely on 
Statistics Canada, Province of Ontario, and City of Guelph data, which have 
been footnoted where utilized) are considered sufficiently accurate for the 
purposes of this analysis (i.e., for historical and current population levels).  

• If for any reason major changes occur which would influence the basic 
assumptions stated above, the recommendations or conclusions contained in 
this report should be reviewed in light of such changed conditions and 
revised, if necessary. 
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2.0 City of Guelph Official 
Plan
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2.1 Commercial Mixed-Use 
The Commercial Mixed-Use designations in the City of Guelph Official Plan are 
generally encouraged to develop in distinct areas, in support of a range of uses. 
These uses range from retail and office uses, live/work opportunities and medium 
to high density residential uses but are generally intended to meet the daily living 
needs of residents and help to connect various communities. 

Presently, there are five Community Mixed-Use designations in the City of Guelph: 

• Commercial Mixed-Use Centre – Generally support a range of uses including 
commercial, residential and complementary uses that are designed to serve 
the local neighbourhood and broader community.   

• Mixed-Use Corridor – Promote intensification to serve the needs of residents 
and employees on-site, in nearby neighbourhoods and in local employment 
districts through intensification. 

Key Findings 
• The subject site is designated Commercial Mixed-Use Centre, one of five Commercial Mixed-

Use designations in the City of Guelph.  

• The subject site—per Official Plan Amendment 69—is more specifically located in the 
York/Watson Parkway/Starwood CMUC, one of seven nodes designated Commercial Mixed-
Use Centre in the Official Plan.  

• This Commercial function Study is required as part of the complete application for the subject 
site—which is on lands designated Commercial Mixed-Use Centre—and on that basis that it 
proposes to: 

 Provide commercial gross floor area at less than 0.15 FSI;  

• We do note however, that the proposed development of somewhat more than approximately 
30,000 square feet (2,787 square metres) of commercial space on the subject site results in 
more than 6,500 square metres of commercial space within the CMUC; 

• Recognizing that the subject site is—and has been—vacant, the proposed development makes 
an efficient use of existing lands in a developing area of the City of Guelph. 

• Commercial uses are integrated at grade, introducing accessible and local-serving amenities 
for future residents of the subject site and the Grange Hill East neighbourhood more generally.    
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• Neighbourhood Commercial Centre – Are designed to serve the shopping 
needs of people living and working in an area. 

• Service Commercial – Located at designated areas, generally along arterial 
roads, these lands are designated to maintain a sufficient supply of service 
commercial uses. 

• Mixed Office Commercial – Smaller scale commercial, office, residential or 
mixed-use development enables natural transition from residential 
development.  

2.2 Commercial Mixed-Use Centre 
The Commercial Mixed-Use Centre designation is intended to support a mix of 
uses, including concentrations of residential, commercial, and complementary uses 
that serve the immediate neighbourhood and the community more generally.  

Per policies included under Section 9.4.3 of the Official Plan, a Commercial Mixed-
Use Centre is intended to serve the needs of the wider city but is mainly designed 
to cater to residents in nearby neighbourhoods and employees living in nearby 
employment districts.  

Official Plan policies in OPA 69, include those under Section 9.4.3. They identify 
that the main objective for these areas is to “support a mix of uses including 
concentrations of commercial, residential and complementary uses serving the 
immediate neighbourhood and the wider community.” 

Furthermore, Policy 9.4.3.1 and 9.4.3.2 highlight the broader role and focus of these 
lands. 

“1 … are comprised of one or several individual developments on one or 
more properties on both sides of an intersection of major roads within the 
designation ... 

  

Proposed Development 

The subject site is designated Commercial Mixed-Use Centre in the Official Plan 
(see Schedule 2). The subject site—per Official Plan Amendment 69—is more 
specifically located in the York/Watson Parkway/Starwood Node, one of seven 
nodes designated Commercial Mixed-Use Centre in the Official Plan.  
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2. … create a well-defined focal point and to efficiently use the land base by 
grouping complementary uses in close proximity to one another providing 
the opportunity to satisfy several shopping and service needs at one location 
…” 

 

Policy 9.4.3.4 also identifies the role of residential uses, specifically: 

“residential uses are incorporated into Commercial Mixed-use Centres, they 
are intended to be developed as mixed-use buildings or multiple-unit 
residential buildings”. 

 

Official Plan policies resulting from OPA 69, include Policy 9.4.2.1, which identifies 
the need for a Commercial Function Study. In particular: 

“1. Commercial function studies shall be required as part of a complete 
application for development proposals for Commercial Mixed-Use Centres, 
Neighbourhood Commercial Centres and Mixed-use Corridors that propose 
to: 

i. provide commercial gross floor area at less than .15 FSI; or 

ii. reduce the commercial gross floor area existing at the time of the 
application by more than 25 per cent; or 

iii. provide less than 6500 square metres of commercial gross floor 
area cumulatively of all buildings within the designation for lands 
designated Commercial Mixed-Use Centre. 

Proposed Development 

Residential uses being proposed on the subject site are being integrated as part 
of a larger mixed-use development that includes a range of medium and higher 
density uses. Commercial uses are integrated at grade, introducing accessible 
and local-serving amenities for future residents of the subject site and the 
Grange Hill East neighbourhood more generally.    
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Proposed Development 

At less than 0.15 FSI, the quantum of commercial space proposed as part of the 
mixed-use development on the subject site creates the need for this Commercial 
Function Study though it does contribute to satisfying the requirement for more 
than 6,500 square metres of commercial gross floor area.  
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3.0 Site and Access 



115 Watson Parkway North – Commercial Function Study (Guelph, Ontario)     |     15 

 

 

The following section summarizes our assessment, from a market perspective, of 
the subject site’s suitability for retail/service commercial uses. This includes a 
review of surrounding land uses, and the current and future access characteristics 
in the vicinity of the site. 

3.1 Site Location  

The subject site is located near the eastern boundary of the City of Guelph at 115 
Watson Parkway North. It sits on the east side of Watson Parkway North, at 
Starwood Drive, as shown in Figure 3-1. 

 

 

 

Key Findings 
• The subject site is located at 115 Watson Parkway North, on the east side of Watson Parkway 

North, at Starwood Drive. The subject site is currently vacant. 

• The subject site is situated amidst a range of retail/service commercial uses that will support 
the daily and ongoing needs of future residents. Primarily located along Victoria Road South 
and York Road, the existing retail supply—which is within one-to-two-kilometres of the subject 
site—includes supermarkets, speciality food stores, drug stores, services commercial uses and 
other stores. 

• The subject site lacks frontage and exposure to York Road which to some degree limits its 
appeal for retail and service uses from pass by traffic and/or visitors from across the City and 
beyond. Support for retail/service commercial uses on the subject site will primarily come from 
future residents of the subject site in addition the more immediate surrounding neighbourhood. 

• The proposed development does not interfere with the existing or proposed active trail 
network surrounding the subject site. Future residents will be able to conveniently use this trail 
network to access nearby retail and commercial services.   
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Figure 3-1: Subject Site Location 

 
SOURCE: urbanMetrics inc., with Google Earth Imagery. Image for illustration only.  

The subject site is currently vacant and has remained undeveloped for many years, 
despite being previously owned by Loblaws Properties Limited who are known for 
their ownership and operation of high-quality commercial developments.  

3.2 Proposed Development 
The proposal being contemplated on the subject site presents an opportunity to 
develop vacant and underutilized land, with a mix of residential units and a 
substantial amount of local serving neighbourhood-commercial uses at an 
appropriate scale.  

The proposal includes multiple mixed-use buildings with retail at grade. These 
mixed-use buildings are anticipated to be build-out along Watson Parkway. 
Starwood Drive is proposed to be extended into the proposed mixed-use 
development area—into the southern area of the property—which will largely 
include townhomes and an amenity space.   
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The proposed development is of an appropriate size and scale for this developing 
area of eastern Guelph. It also adds valuable and diversified housing opportunity to 
an area predominantly comprised of single-family housing stock. It is anticipated to 
enliven and animate the streetscape and integrate within the existing trails and 
streets. Future residents and employees at the site will be supported by proposed 
retail/service uses at grade of the mixed-use buildings, in addition to food services, 
pharmacies and other commercial services in the surrounding area or potentially 
on the subject site.  

3.3 Surrounding Land Uses 
As mentioned, the subject site is part of the York/Watson Parkway/Starwood 
CMUC. It is located in an existing residential neighbourhood, known as Grange Hill 
East. To date, retail/service commercial uses developed in this portion of the City 
of Guelph have been limited, and are largely tied to larger residential projects, 
illustrating the lack of market demand for retail/service commercial space in this 
area of the city.  

More specifically: 

• On the most westerly property along Starwood Drive (105-119 Starwood 
Drive) is comprised of medium density residential townhomes with live work 
and commercial units at grade.  These lands will contain some 380 square 
metres (4,100 square feet) of commercial gross floor area (GFA). 

• On the north side of Starwood Drive, directly west of the subject site, is the 
East Side Library (i.e., Guelph Public Library), which opened in 2021. North of 
the subject site is the Watson Apartment complex, which transitions into a 
low-density residential community on the north side of Watson Road North. 

• Lands directly west of the subject site, beyond the East Side Library, are 
largely vacant. Currently, there is no development application for the lands 
just west of the library; however, they are zoned for Neighbourhood 
Commercial uses and could accommodate retail/service commercial space. 
Further west of the subject site are medium density townhomes, with live-
work units integrated at grade. The live-work units currently contain a nail 
salon, a cannabis store and a florist among other local serving retail uses. 

• The lands at the intersection of Starwood Drive and Watson Parkway North, 
on the south side of Starwood Drive are designated Commercial Mixed-Use 
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Centre. These lands are currently being developed with some 9,240 square 
feet (858 Square metres)  of retail/service commercial space. 

• Lands east of the subject site, at the southeast corner of Watson Parkway 
South and York Road—are also designated as Commercial Mixed-Use Centre. 
These lands are currently developed with a Futures Kidzone Gymnastics 
Centre and the Royal Canadian Legion Branch. Other surrounding lands to 
the east of the subject site are primarily designated Industrial. 

More generally, there is a diverse range of retail/service commercial space within 
the local area surrounding the subject site, mainly located along Victoria Road 
South and York Road. The existing supply—which is within one-to-two-kilometres 
of the subject site—includes supermarkets, speciality food stores, drug stores, 
services commercial uses and other stores as shown below.  

Figure 3-2: Key Surrounding Commercial Locations  

 
SOURCE: urbanMetrics inc., with Google Earth Imagery. 
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Each of the commercial facilities identified in Figure 3-2, can be easily accessed 
through the existing road network and active or proposed active transportation 
options as detailed below in Section 3.3.  

Collectively, these existing establishments as well as the proposed commercial 
uses on the subject site will serve a mix and range of functions that will support the 
daily and ongoing needs of residents on the subject site and residents living in the 
local area. In turn—per the policies of the Official Plan—the subject site will create a 
focal point, more efficiently using existing lands by grouping complementary uses 
together and providing an appropriate amount of viable retail/service commercial 
space, while at the same time diversifying housing opportunity in the area.  

3.4 Accessibility 
The subject site is situated on the east side of Watson Parkway North, at Starwood 
Drive, as previously mentioned. Under Schedule 5 – Road and Rail Network of the 
current Guelph Official Plan, Watson Parkway North is designated as a four-lane 
Arterial Road and serves as one of the primary north-south transportation 
corridors providing access into the eastern portion of the City of Guelph.  

Per Policy 5.7.2 of the Guelph Official Plan, Arterial Roads are “intended to move 
moderate to large volumes of traffic over moderate distances within the city and to 
collect traffic and direct it to the Provincial highway system”. 

The subject site is also located at the intersection of Watson Parkway with 
Starwood Drive. Starwood Drive is classified as a four-lane Collector Road that runs 
through the Grange Hill East neighbourhood. Per Policy 5.7.3 of the Official Plan, 
Collector Roads “are intended to move low to moderate volumes of traffic within 
specific areas of the city and collect local traffic for distribution to the arterial or 
Provincial highway system”. 

In our professional opinion, this means that regular customer support for 
retail/service commercial uses at this location will primarily come from residents of 
the subject site in addition to local residents of the Grange Hill East 
neighbourhood. The potential demand for commercial space will—as a result— be 
more limited than at other more strategically located sites in this area of the city.  

We would also note that the subject site is located at the periphery of the City of 
Guelph, largely separated from denser or core neighbourhoods, including 
Downtown Guelph. The subject site also lacks frontage and exposure to York Road 
which further limits its appeal for significant retail and service development from 
pass by traffic and/or visitors from across the City and beyond.  
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The proposed development presents an opportunity to redevelop a vacant and 
underutilized site in Guelph. In addition, the surrounding road network is 
supportive and capable of connecting people to existing retail and service 
commercial properties in the vicinity, as well as those located on the subject site.  

Active Transportation 
The subject site is also well located amidst existing transit infrastructure, with 
service provided by three bus routes, Grange Route 14, Woodlawn Watson 17, and 
Watson Woodlawn 18. Bus stops are located by the subject site at Starwood Drive 
and Watson Parkway North and connect users to locations and commercial 
facilities located west of the site.   

Existing and proposed trails as shown in Figure 3-3, also provide active 
transportation options, which future residents will be able to conveniently use to 
access nearby retail and commercial services.   

The proposed development does not interfere with the existing or proposed active 
trail network surrounding the subject site.    

Proposed Development 

The existing road network surrounding the subject site provides easy and 
convenient access to a large amount and range of stores, services, and 
businesses in the surrounding area, including those at York Road and Victoria 
Road South, in addition to those at Grange Road and Victoria Road North.  
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Figure 3-3: Trail Network (Existing and Proposed)  

 
SOURCE: urbanMetrics inc., based on Schedule 6: Open Space System: Trail Network of the Guelph Official 
Plan. 
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4.0 Retail/Service 
Commercial Space

 

Supply & Function 
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This section of the report provides a review of the current supply and function of 
retail and service commercial space in the Trade Area surrounding the subject site, 
including any proposed and planned retail/service developments. This review 
provides input and justification as to the potential need or lack thereof for 
retail/service commercial space on the subject site, in the context of the site’s 
existing Commercial Mixed Use Centre designation.  

4.1 Trade Area 
A “Trade Area” or Study Area represents the geographic area from which a 
commercial development or an individual retailer would expect to derive the 
majority of their sales volume. It generally includes a range of stores and services 
that would service the daily or weekly needs of residents in an area, based on 
existing population densities, travel distances, as well as both natural and 
manmade barriers to movement. 

 
 

Key Findings 
• The Trade or Study Area delineated for the purposes of this analysis is bordered by Eastview 

Road to the north, the City of Guelph municipal boundary to the east, Highway 7 the south, and 
Victoria Road North to the west. The Trade Area does not extend northeast or southeast of the 
subject site owing mainly to the lack of development and facilities in this area. 

• A total of 500,800 square feet of retail/service commercial space has been identified within the 
Trade Area. This includes 67,500 square feet of FSR space, 141,400 square feet of NFSR space 
and 255,800 square feet of Services space. 

• There is also some 36,100 square feet of vacant space, or 7.2% of the total retail/service 
commercial space in the delineated Study Area. This vacancy rate was at the high end of a 
healthy retail market that is typically between 5% and 7% and indicates that there may not be 
immediate demand for additional retail and service facilities in this portion of the city. 

• The subject site is well-served near to multiple food and drug stores. In particular we note there 
is a large supermarket at Victoria Road and York Road in addition to a proposal for a new 
supermarket to be located at 540 York Road. There are also a number of pharmacies located in 
the Trade Area or just outside at Eramosa Road and Stevenson Street including a pharmacy 
under construction at 561 York Rd. In addition, with somewhat more than approximately 30,000 
square feet (2787 square metres) of new commercial space being proposed on the subject site 
there may be an opportunity to attract food retailers to serve the local area. 
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The main Trade Area—delineated for the purposes of this analysis is shown in 
Figure 4-1. As illustrated, this Trade Area is bordered by Eastview Road to the 
north, the City of Guelph municipal boundary to the east, Highway 7 to the south 
and Victoria Road North to the west. The Trade Area delineated for this analysis 
has been informed by several factors, including:  

• Geographical distance and travel times to various other locations; 

• The location and distance to surrounding retail/service commercial 
competition; 

• Natural and man-made barriers, which may inhibit or restrict the ease of 
movement for customers (i.e., rail corridor);  

• The access characteristics of this site, including the accessibility and visibility 
provided by the local and regional road network; and, 

• The location of other lands designated Commercial Mixed-Used Centre in the 
York/Watson Parkway/Starwood CMUC. 

Based on our experience, localized neighbourhood and convenience shopping is 
generally undertaken within one or two kilometres of a person’s home and does 
not typically align with a specific neighbourhood or community plan boundary. This 
has also been a factor in delineating the Trade Area, that will include surrounding 
retail/service commercial space that already exists to support future residents of 
the subject site.  

We would also note that the Trade Area does not extend northeast or southeast of 
the subject site owing mainly to the lack of development and facilities in this area. 
Including this area in the Trade Area would be inconsequential to our findings and 
conclusions. 
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Figure 4-1: Trade Area Geography 

 
SOURCE: urbanMetrics inc., with ESRI Mapping Software. 

4.2 Existing Retail/Service Commercial 
Space 

urbanMetrics conducted a desktop review of existing retail and service commercial 
facilities in the Trade Area in November 2022. A complete review of the existing 
commercial landscape is key to assessing the potential factors that may influence 
the potential demand for commercial space on the subject site, and in 
understanding the retail function and commercial service levels within the 
community.  

A review of retail and service commercial space located specifically in the 
York/Watson Parkway/Starwood Node has also been included and detailed as part 
of the Trade Area inventory. 
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Specifically, this inventory includes: 

• Food Store Retail (FSR) 

• Non-Food Store Retail (NFSR) 

• Beer, Wine, and Liquor (BWL) 

• Services; and, 

• Vacant Space. 

Appendix A provides a listing of the various store types included in the FSR, NFSR 
and Services categories inventoried. 

Figure 4-2 illustrates the results of urbanMetrics inventory. A total of 500,800 
square feet of retail/service commercial space has been identified, including 
67,500 square feet of FSR space; 141,400 square feet of NFSR space and 255,800 
square feet of Services space.  

There was also some 36,100 square feet of Vacant space, or 7.2% of the total 
retail/service commercial space in the delineated Trade Area. This vacancy rate 
was at the high end of a healthy retail market that is typically between 5% and 7% 
and indicates that there may not be immediate demand for additional retail and 
service facilities in this portion of the city. However, with the expected residential 
development in the area, including, that proposed on the subject site, additional 
support for new commercial facilities on the site and in the local area will likely 
result in a lower vacancy rate. 

Figure 4-2: Inventory by Retail/Service Commercial Category 

 
SOURCE: urbanMetrics inc., based on desktop inventory completed in November 2022. Rounded to the nearest 
100 square feet. 
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In particular, we note that this space includes: 

• A range of Food Store space, including convenience and speciality food 
stores in addition to a supermarket. The supermarket at 234 Victoria Road is 
also a relatively new addition to this area of the city and is a larger store with 
47,000 square feet of space. In addition, with somewhat more than 
approximately 30,000 square feet (2787 square metres) of new commercial 
space being included as part of the subject development, there maybe 
opportunity to attract a food tenant within this project. 

• A diversity of NFSR store space, including Home Furnishing stores, Pharmacy 
and Personal Care stores, and Other Miscellaneous stores. A new 
development at 561 York Road, just southwest of the subject site, also 
contains a significant concentration of vacant retail/service commercial 
space. Freestanding, vacant units in this development are poised to host a 
new pharmacy given their strategic location in the Guelph Innovation District, 
proximity to a future live/work community and adjacency to other nearby 
businesses.  

• Excepting Cultural and Recreation, Food Service and Drinking Places 
account for the largest share of Service Space in the Study Area. The Study 
Area also hosts a range of Health and Personal Care Services that support 
the daily and weekly needs of residents.  

The existing supply and diversity of retail/service commercial uses in the Trade 
Area support the daily and weekly needs of future residents of the subject site as 
will the new commercial space proposed on the subject site. These residents and 
those residing nearby will be reasonably well-served by existing and future 
supermarkets, food services, pharmacy, restaurants, and other services that are 
distributed within and across the area north and west of the subject site.  

Recognizing that the subject development will include some 30,000 square feet of 
commercial space, the required commercial space in the CMUC will exceed the 
6,500 square metre (70,000 square feet) as required in policy 9.4.3.18, and 
therefore in our professional opinion a detailed market demand analysis is not 
required in support of this application and would be of limited assistance in 
assessing this proposal.  

We do recognize that the amount of commercial space in this part of the city is 
lower than in other areas, but with the proposed commercial space in the subject 
development local residents will be much better served. 
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Figure 4-3: Summary of Retail/Service Commercial Space in the Trade Area 

 
SOURCE: urbanMetrics inc., based on a desktop inventory completed in November 2022. Rounded to the 
nearest 100 square feet. 
1 Includes: Selected Civic & Social Organizations, Selected Educational Services, Personal & Household Goods 
Repair & Maintenance & Professional, Scientific & Technical Services. 
 
 
 
 
 
 

Square Feet
FSR 67,500

Supermarkets & Grocery 47,000
Convenience & Speciality Food 20,500

NFSR 141,400
Apparel and Accessories 6,600
Building and Outdoor Home Supply 23,800
General Merchandise 6,400
Home Furnishings 27,600
Other Miscellaneous 59,300
Pharmacies & Personal Care 7,400
Selected Automotive 10,300

SERVICES 255,800
Finance, Insurance & Real Estate 9,600
Cultural, Entertainment & Recreation 60,300
Food Services & Drinking Places 52,600
Health Care 28,100
Personal Care 14,600
Social Services 11,700
Other1 78,900

VACANT 36,100

GRAND TOTAL 500,800
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4.3 Food Store & Pharmacy Provision 
Levels 

Food Stores 
• As previously mentioned, there is one full-service supermarket in proximity 

to the subject site. This large supermarket (Ethnic Supermarket) is some 
47,000 square feet and is easily accessed by Trade Area residents via 
Victoria Road.  

• Furthermore, we would also note that there is a proposal for a new 
supermarket to be located at 540 York Road. Based on correspondence 
with the City in April 2023, the owner of this property indicated that they 
are still committed to advancing the development of this property to 
include residential and commercial uses. One of the primary uses being 
considered at grade of the 10-storey apartment building is a new Grocery 
Store (see Appendix C for additional details). This store would be located 
even closer to the subject site, less than two kilometres away. 

• The Trade Area includes 10 Convenience and Speciality Food Stores, 
including convenience stores, a dessert and bakery shop, and smaller food 
marts. Many of these stores such as Big Bear Food Mart offer a range and 
selection of food products including bread, milk, a selection of fruit and 
vegetables, snack foods, among others. Big Bear Mart is located within a 
ten-minute walk of the subject site.  

• It should be noted that there would also likely be potential to include food 
retailers as a component of the commercial space included on the subject 
site. 

Residents who will live on the Subject Site are already well-served by a range of 
Food Stores in the Trade Area that are differentiated by scale and product 
offerings. Each are accessible by car, public transit, and active transportation. 
Further, food store offerings in the area may increase going forward, further 
enhancing local access to food in the vicinity of the subject site or on the site itself. 
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Drug Stores 
• There are two pharmacies in the Trade Area. The IDA Top Health Pharmacy 

at 235 Starwood Drive, is only a ten-minute walk from the subject site. It 
offers prescription services, vaccinations, wellness consultations and other 
health services.  

• The other pharmacy is located at Victoria Road North and Grange Road. Life 
Care Pharmacy offers medication review and disposal, diabetes and other 
vaccinations.  

• The commercial proposal for 540 York Road noted above, is also seeking to 
include a medical clinic as one of the key commercial tenants integrated at 
grade of the proposed 10-storey apartment building.  

• In addition to the above drug stores there are also a number of stores 
located just outside the Study Area, approximately three kilometres 
northwest of the subject site. This includes an Eramosa Pharmacy, a Rexall 
Pharmacy and a Shopper’s Drug Mart at Eramosa Road and Stevenson 
Street. These stores are less than a ten-minute drive from the subject site. 

The subject site is already well served by a range of independent and chain Drug 
Stores. That said, we also anticipate that potential future need or demand for a 
more local serving drug store or pharmacy could be met by the new, largely vacant 
commercial space introduced at 561 York Road. There is flexibility to combine 
multiple retail units at this location such that a new pharmacy can predetermine its 
size. This site also has better exposure along York Road and Victoria Road with 
increasing traffic generated by the build-out of the Guelph Innovation District.  

  

Proposed Development 

It is our professional opinion that if the subject site were developed as proposed with 
somewhat more than approximately 30,000 square feet (2787 square metres) of 
retail/service commercial space, which may include food retail tenants, there will be a 
large enough quantity and diversity of retail/service commercial space within the 
Trade Area to support the daily and weekly needs of residents of the subject site and 
the surrounding area. Also, at 30,000 square feet this commercial space meets Official 
Plan Policy 9.4.2.2 by creating a community focal point as set out in subsection iv).  
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5.0 York/Watson 
Parkway/Starwood 
CMUC 
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This section of our study provides specific discussion as to the uses and quantum 
of spaces included on each of the sites designated in the subject CMUC. It also 
includes our professional opinion as to the subject site’s role in the context of 
existing policy provisions. 

5.1 York/Watson Parkway/Starwood 
Lands 

The subject site is located in the York/Watson Parkway/Starwood Commercial 
Mixed-Use Centre as shown below. As shown, the subject site is located at the 
eastern edge of the node and represents one of five commercial development 
locations in this designated area. Official Plan policies resulting from OPA 69, 
include Policy 9.4.3.18, which states that these lands must collectively provide 
retail/service commercial space, specifically: 

“The minimum commercial gross floor is 6500 square metres cumulatively of 
all buildings within the designation.”  

This minimum Gross Floor Area (GFA) applies to all buildings within the CMUC 
designation, or all the lands in the York/Watson Parkway/Starwood CMUC, 
including the subject site. 

Key Findings 
• The subject site is located in the York/Watson Parkway/Starwood Commercial Mixed-Use 

Centre. Per Policy 9.4.3.18 of the Guelph Official Plan, all lands in this CMUC are supposed to 
provide a minimum commercial GFA of some 6,500 square metres. Based on our review, with 
the addition of the somewhat more than approximately 30,000 square feet (2787 square 
metres) of commercial space on the subject site this planning policy is met in terms of the 
required commercial space in the CMUC there is some 53,900 square feet (5,005 square 
metres) of existing retail/service commercial space on lands designated within the subject 
CMUC.  

• In our opinion, additional applications involving new retail/service commercial development on 
CMUC lands should also be included in the 6,500 square metre minimum, especially because 
they will help support community needs and because they are inline with the policy direction 
for these lands.  

• To this end, existing and approved applications on sites located in the York/Watson 
Parkway/Starwood CMUC already provide more than 6,500 square metres of retail/service 
commercial space.   
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Figure 5-1: Lands in the York/Watson Parkway/Starwood CMUC 

 
SOURCE: urbanMetrics inc., based on the City of Guelph Official Plan, and OPA 69. 

As part of our due diligence process, urbanMetrics has reviewed and estimated 
the existing commercial GFA on sites located in the York/Watson 
Parkway/Starwood CMUC, per the City of Guelph’s requirements. This review has 
been developed and provided in a number of memorandum reports prepared by 
urbanMetrics that have been reviewed by the city.  

Existing Retail/Service Commercial Development on the 
York/Watson Parkway/Starwood CMUC Lands 
The following details the composition and quantum of uses which currently 
comprise the York/Watson Parkway/Starwood CMUC.  
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Figure 5-2: Existing Commercial Development on CMUC Lands 

 
SOURCE: urbanMetrics inc., based on Google Earth Imagery.  

1. The most western property along Starwood Drive (105-119 Starwood Drive) 
is comprised of medium density residential townhomes with live work and 
commercial units at grade. Consistent with staff estimations from 2019, we 
have estimated that these lands contain some 380 square metres (4,100 
square feet) of commercial gross floor area (GFA). 

2. The northwest corner of Starwood Drive and Watson Parkway contains the 
Guelph Public Library – East Side Branch. The library includes some 705 
square metres of service commercial space. 

3. 78 Starwood is currently under construction and will include 858 square 
metres of currently unknown commercial space. 
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4. The property at the southwest corner of York Road and Watson Parkway 
North currently contains a KidZone (919 York Road), and a Lift Fitness (919 
York Road). It also formerly included a Bears Athletic Gymnastics Centre, 
which has since closed resulting in available vacant commercial space at this 
location. This property also contains a Royal Canadian Legion. urbanMetrics 
has estimated that the KidZone facility includes some 2,600 square metres 
(14,000 square feet) of service commercial space. The remaining 2,600 
square metres (14,000 square feet) of service commercial space is divided 
between the Lift Fitness and the vacant retail/service commercial space. 
This includes 7,000 square feet for Lift Fitness and 7,000 square feet of 
vacant commercial space.  

In addition, the Royal Canadian Legion (57 Watson Parkway) includes an 
additional 1,320 square metres (13,800 square feet) of space. However, City 
planning staff do not consider the Legion as commercial space even though 
it acts as a restaurant and social club. Further reasons for this opinion are 
explained below. 

Based on our review and further explanation detailed on the following pages, there 
is currently some 48,940 square feet (4,543 square metres) of existing 
retail/service commercial space on lands designated CMUC, excluding the Royal 
Canadian Legion.   

This means that there is only some 21,100 square feet (1,957 square 
metres) of retail/service commercial space required on the remaining 
York/Watson Parkway/Starwood CMUC lands to satisfy the minimum 
6,500 square metre minimum as required by Policy 9.4.3.18. The proposal 
provides somewhat more than approximately 30,000 square feet (2787 
square meters) of commercial space. 
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Figure 5-3: Existing Retail/Service Commercial Space 

 
 
SOURCE: urbanMetrics inc., based on desktop inventory completed in November 2022 and additional research.  
1 Rounded to the nearest 100 square feet. 
2 Rounded to the nearest 5 square metres. 

 

Defining Existing Commercial Uses – the classification of the Royal 
Canadian Legion (“Legion”), KidZone and existing fitness facilities as 
Retail/Service Commercial entities. 

In our professional opinion, these facilities represent commercial service uses that 
contribute to the minimum 6,500 square metre requirement for the following 
reasons:  

• 919 York Road and 57 Watson Parkway are designated Commercial Mixed-
Use. Permitted uses under lands designated Commercial Mixed-Use Centres 
per Policy 9.4.3.12, include:  

i)  commercial, retail and service 
uses; 

ii)  live/work uses; 
iii)  small-scale professional and 

medically related offices; 
iv)  entertainment and recreational 

commercial uses; 

v)  community services and 
facilities; 

vi)  cultural, educational, and 
institutional uses; 

vii)  hotels; 
viii)  multiple unit residential; and 
ix)  urban squares and open space. 

• 919 York Road is zoned Specialized Commercial 1-48 (SC 1-48). Per Section 
6.4.3.1.48.1. of the Guelph Zoning By-Law—permitted uses include a 
Commercial School, a Recreation Centre, in addition to a range of other 
retail/service commercial uses. In our opinion and based on these definitions, 
this means that the fitness facilities, and the KidZone should be recognized 
as commercial uses. 
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• 57 Watson Parkway is zoned Specialized Industrial 1-1 (B.1-1). Per Section 
7.3.1.1.1 of the Guelph Zoning By-Law—permitted uses include a Club 
complex and conference centre. 

• Guelph approved their Comprehensive Zoning By-law in April 2023. Per the 
Zoning by-law, the lands are proposed to be zoned CMUC (H13). The CMUC 
zone is proposed to permit a mix of residential and non-residential uses, 
including retail, office, hospitality, service, and community uses. As defined 
by the Zoning By-law, a Fitness Centre is noted as a permitted Services Use 
in the CMUC (see Appendix B for definitions), effectively accounting for the 
existing fitness facility—Lift Fitness—at 919 York Road.  

• The remaining 7,000 square feet of space that was previously occupied by 
Bears Athletic is now vacant, meaning that this space has the potential to be 
occupied by a new retail/service commercial tenant, including those defined 
under zone CMUC (H13). 

The Legion and the Kidzone, at 57 Watson Parkway and 919 York 
respectively, are defined as permitted Community Uses within the CMUC. 
More specifically, the Legion would classify as a Community Centre, while the 
Kidzone would be defined as a Recreation Facility.  

Though not directly classified as “retail” uses under the draft Zoning By-law, 
each of these uses are still noted as permitted non-residential uses in CMUC 
zones and provide for the daily needs of residents. In addition, these existing 
establishments also support the broader mixed-use intent of the proposed 
CMUC zone.  

• Furthermore, in April 2019, the City of Guelph and City staff were reviewing 
and recommending the redesignation of a Community Mixed-use Centre at 
the southwest corner of York Road and Watson Parkway. The intent was to 
expand the range of commercial opportunities in the east end of the city. 
This review included three redesignation options, each of which involved 
rezoning and redesignating portions of the Legion property and/or the 
Kidzone.   

The CPR Discussion Paper associated with this decision also provides options 
for “Maximum Total Commercial Gross Floor Area in new Community Mixed-
Use Centres” on page 28. Included as the base Commercial Gross Floor Area 
for the York Watson Node—which is based on the proposed redesignation 
of the Legion / Kidzone lands—is an estimate of some 3,900 square metres, 
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the exact same existing commercial space estimate we have noted in Figure 
5-3 above.  

• In addition, Retail Market Studies involving retail and service classifications 
prepared by professional market consultants generally classify retail and 
service space by the North American Industrial Classification System (NAICS) 
codes, which correspond to the most recently published Statistics Canada 
Retail Trade data.  

This classification system is not unique to urbanMetrics, but rather ensures 
consistency in methodology and clearly articulates what uses are to be 
included as retail or service commercial. We would note that this approach 
for categorizing retail and service commercial uses is consistent with the 
methodology employed by Tate Economic Research in the Commercial 
Policy Review prepared for the City of Guelph in 2016. To this end:  

o The Canadian Legion is classified under Other Services, a commercial 
service category that encompasses various product related services, in 
addition to organizing, religious, social and political-related services. It is 
more specifically categorized as a Civic and Social organization, under 
NAICS code 813410. 

o The KidZone is classified under Educational Services, a commercial 
service category that encompasses instruction and training centres. It is 
more specifically categorized as Athletic Instruction, under NAICS code 
611620. 

o Fitness establishments are classified under Cultural, Entertainment and 
Recreation, a commercial service category that encompasses recreational 
training centres. It is more specifically categorized as a Fitness & 
Recreational Sports Centre, under NAICS code 713940. 

If we exclude the Legion from the total commercial area in the CMUC, with the 
additional 30,000 square feet (2,787 square metres) this results in the total 
amount of commercial space in the CMUC reaching a total of 78,900 square feet 
(7,330 square metres). 
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Approved and Proposed Retail/Service Commercial 
Development on the Subject CMUC Lands 
 

With the existing and proposed retail/service commercial space in the 
York/Watson Parkway/Starwood CMUC, urbanMetrics is of the opinion that 
proposed and potential future retail/service commercial space on CMUC lands 
should more than meet the total 6,500 square metre minimum requirement.  

Similar to the subject site, each of these locations have been designated as part of 
the York/Watson/Starwood CMUC to ensure that the ongoing retail and service 
needs of the immediate neighbourhood and larger community are satisfied. This 
exact intent is emphasized in the City’s Commercial Policy Review - Preferred 
Framework Implementation Discussion Paper (IDE-2019-46), released April 5th, 
2019. Section 4.3.2 of this Discussion Paper specifies that: 

“The minimum gross floor area would apply to the entire designation for 
each Centre. It also allows for the allocation of commercial space through 
zoning in a flexible manner for each Community Mixed-Use Centre so that an 
individual property within a Community Mixed-Use Centre could have 
residential zoning.” 

Furthermore, it is consistent with the original intent or vision for the 
York/Watson/Starwood CMUC, which—per the details of the Framework 
Implementation Discussion Paper “recommended a minimum 6,500 m2 of 
commercial gross floor area in order to maintain the planned function of 
Community Mixed-Use Centres which includes a mixture of uses”. 

Recognizing the overarching vision and plan for the York/Watson/Starwood 
CMUC, future retail/service commercial space required on the subject site should 
be based on what is approved on other CMUC lands. This will help maintain the 
ongoing and planned function of the area, as a flexible residential area that also 
supports a mixture of uses.  
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6.0 Community Focal Point 
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This section provides an overview of the York/Watson Parkway/Starwood CMUC 
as a community focal point, and specifically the role of the subject site in 
contributing to the larger node and its more general function in servicing the City 
of Guelph. In particular: 

- The proposed development integrates residential, commercial and amenity 
space in a developing area of the City of Guelph. It transitions a vacant 
parcel of land at the outskirts of the city into a vibrant mixed-use centre with 
a diversity of uses including commercial space.  

- The proposed development will significantly intensify the subject site, in 
keeping with policies of the Official Plan. It will diversify existing residential 
uses in this area of the city and significantly enhances the supply of housing. 

- The proposed development includes separate buildings, each catering 
towards varying needs of the local community. It proposes to include a mix 
of bedroom types and sizes, effectively integrating varying use types and 
price points.  

- Commercial uses included on the subject site will provide immediate 
commercial uses for future residents of the site, and also provide ongoing 
employment opportunities. 

- The proposed development is representative of a modern, mixed-use project 
that will enhance the public realm by animating the local streetscape. Ground 
floor retail/service commercial space will be outward facing on Watson 

Key Findings 
• The proposed development effectively transitions a vacant parcel of land into a vibrant mixed-

use development that incorporates residential and commercial uses. 

• The proposed development makes a more efficient use of lands, intensifying the site and 
contributing substantially to the local housing stock. In particular, it also diversifies the housing 
stock in this portion of Guelph. 

• Commercial uses integrated at grade will support the local-serving needs of residents while 
providing ongoing employment opportunities in the local community and will result in the 
CMUC meeting the 6,500 square metre commercial requirement. 

• As a modern, mixed-use project, the proposed development will animate the local streetscape, 
be accessible to the community and enhance the overall area. 
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Parkway North, making it easily accessible to pass by traffic and the public 
more generally, in addition to future residents of the site.  

- Retail/service commercial uses integrated on the subject site which may 
include food retailers if available will support the creation of a community 
focal point by adding shopping, and services to the area. The potential mix of 
commercial space proposed as part of the subject development is greater 
than existing space opportunities provided by other existing CMUC lands and 
represents an increased opportunity to serve the daily and weekly shopping 
needs of on-site residents and the surrounding community. 
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7.0 The Subject Site 
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Official Plan policies resulting from OPA 69, indicate that all land within the CMUC 
designation (including the subject site) should—per Policy 9.4.3.18 of the Guelph 
Official Plan—maintain: 

“The minimum commercial gross floor is 6,500 square metres cumulatively of all 
buildings within the designation.” 

Based on our review—and as discussed in detail in Section 5.0—the York/Watson 
Parkway/Starwood CMUC already contains some 48,900 square feet (4,543 square 
metres) of existing retail/service commercial space on lands designated within the 
subject CMUC (excluding the Royal Canadian Legion). 

Additionally, there is a development under construction at 78 Starwood Drive, 
which currently includes some 858 square metres of additional retail space, 
including the work portion of the live work units proposed.  

Notwithstanding these considerations, the applicant is proposing to include some 
30,000 square feet (2,790 square metres) of retail/service commercial space as 
part of the proposed development of the subject site. As shown below, this space 
is anticipated to be integrated at grade in two mixed-use buildings with frontage 
along Watson Parkway North. 
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Figure 7-1: Proposed Retail/Service Commercial Space  

 
SOURCE: urbanMetrics based on Site Plan provided by Turner Fleisher (April 21, 2023). For illustration only. 

Retail space proposed on the subject site is anticipated to enliven and animate the 
street scape, providing local neighbourhood serving retail and service uses for 
future residents, visitors, and employees of the area. In our opinion, the scale and 
composition of the commercial space being introduced will effectively complement 
existing food services, pharmacies, and other commercial services in the 
surrounding area, without detracting or negatively impacting the viability or 
success of other retailers or service uses.  

Furthermore, the form and function of the uses being proposed supports the City’s 
goals of creating a local node that helps provide and support the daily needs of 
people living in the area. The proposal for the subject site recognizes the 
introduction and location of the retail uses included at the corner of 78 Starwood 
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Drive, that includes a number of live work units. It also incorporates new retail 
directly across from the existing library and other commercial uses that are 
integrated at grade with the residential units at 105-119 Starwood Drive. To this 
end, the proposed development helps create and round out a walkable commercial 
node/focus that relates well to the existing commercial development, while at the 
same time increasing the supply of commercial space of an appropriate type and 
scale. 



115 Watson Parkway North – Commercial Function Study (Guelph, Ontario)     |     47 

 

8.0 Conclusions 
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Based on the findings of this Commercial Function Study, the proposed mixed-use 
development with retail/service commercial at grade is appropriate and should be 
permitted, specifically for the following reasons:  

• The proposed development includes a sufficient amount of retail/service 
commercial space that reflects the market realities of this area of Guelph. It 
contributes to the retail/service commercial node and increases the 
commercial development in the CMUC above the minimum 6,500 square 
metres requirement specified in OPA 69.   

• Furthermore, the proposed development is supported by a range of other 
retail/service commercial developments in the surrounding local area. These 
sites are accessible by car and public or active transportation. In particular, 
the area west of the subject site includes drug stores and an existing and 
potential new grocery store that will continue to support the ongoing needs 
of residents of this area.  

• The proposed mixed-use development supports broader policy goals and 
commercial needs of the City. Specifically, it supports and prioritizes 
intensification. It also transitions a vacant and underutilized site into a 
productive residential and commercial mixed-use community, and also 
increases and diversifies the housing stock in an area that is largely 
comprised of single-family low-density housing formats. 

Based on the findings of this Commercial Function Study, it is our 
professional opinion that the Zoning By-Law Amendment being 
advanced as part of the subject application for the subject site at 
115 Watson Parkway North should be permitted without the 
need for an amendment to an amendment to the Official Plan.  
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Appendix A North American Industry 
Classification System (NAICS) 
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Figure A-1: uMi Retail Store Classifications Based on North American Industry 
Classification System (NAICS) 

 

… Continued 
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Appendix B Guelph Draft Comprehensive 
Zoning By-Law – Definitions
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Figure B-1: Draft Comprehensive Zoning By-Law, Permitted Uses Definitions 

 

 

 
SOURCE: Guelph Proposed Comprehensive Zoning By-law (July 2022).  
https://guelph.ca/wp-content/uploads/cog-proposed-zoning-bylaw-statutory-public-meeting-July2022.pdf 
 
 
 

https://guelph.ca/wp-content/uploads/cog-proposed-zoning-bylaw-statutory-public-meeting-July2022.pdf
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Appendix C 540 York Road – Status Update 
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