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1.0  Introduction 

A.J. Lakatos Planning Consultant has been retained by 145 Guelph Inc. on July 25, 2021, to prepare a 

Planning Justification Report in support of a Zoning By-law Amendment, for lands referred to as 145 

Speedvale Avenue West in the City of Guelph, Ontario (“subject lands”). The purpose of the proposed 

Zoning By-law Amendment is to allow for the redevelopment of an existing vehicle gas bar and convenience 

store to include an automatic car wash, to enlarge the convenience store, and to redesign the subject lands 

in a way that contributes to an enhanced streetscape with high quality urban design. 

1.1 Site Description  

The subject lands are located at the north corner of the Speedvale Ave W and Edinburgh Rd N intersection. 

The subject lands are legally described as Lots 127 and 128 of Registered Plan 532 of the City of Guelph in 

the County of Wellington, municipally referred to as 145 Speedvale Avenue West (Figure 1). The subject 

lands are approximately 3,249.62 square metres (0.32ha) with an approximate lot frontage of 53.71 metres 

on Speedvale Avenue West and 32.92 metres on Edinburgh Road North. The property currently contains a 

vehicular gas bar with eight (8) pumps under a canopy and a convenience store with  approximately 140.77 

square metres of gross floor area. 

1.2  Community Context  

The subject lands are located at an intersection characterized by low profile, service and neighbourhood 

commercial and industrial uses at each corner. North of the subject lands is a low density residential 

neighbourhood. East of the subject lands is Edinburgh Rd N and low density residential neighbourhood. 

South of the subject lands is Speedvale Ave W and service commercial and industrial uses. West of the 

subject lands are industrial uses (Figure 2). 
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Figure 1: Location of Subject Lands — 145 Speedvale Avenue West, Guelph, Ontario 

 

Figure 2: Aerial view of subject lands and surrounding land uses. 
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2.0  Proposed Development 

The proposed Zoning By-law Amendment is to amend the City of Guelph Comprehensive Zoning By-law 1995 

– 14864 to rezone the subject lands from the existing ‘Specialized Convenience Commercial (C.1-17) Zone’ 

to an updated ‘Specialized Convenience Commercial (C.1-17) Zone, Modified’ to facilitate the 

redevelopment of the existing gas bar, to enlarge the associated retail space and to add the use of an 

automatic car wash. The existing driveway accesses off Edinburgh Avenue North and Speedvale Avenue 

West will be maintained. New sidewalks and landscaping are also proposed to create a more pedestrian 

conducive environment. Seventeen (17) parking spaces and two (2) barrier free parking spaces for a total 

of nineteen (19) parking spaces are proposed to support redeveloped gas bar, associated retail and 

automatic carwash. A site-specific zoning is required to add an automatic car wash as a permitted use with 

eight (8) queuing spaces (Refer to Appendix A for the proposed Site Plan). Please refer to Section 4.4 for 

more details related to the requested reliefs.  

 

2.1 Development Review Committee 

On May 3rd, 2021, the merits of the proposal were reviewed at the Development Review Committee with 

the Applicant’s Agent, Joe Lakatos of AJ Lakatos Planning Consultant and the City of Guelph Staff. The 

following reports and plans are required for a complete ZBA application: 

• Conceptual Site Plan 

• Planning Justification Report (incl. Draft Amending By-law, Urban Design Brief); 

• Building Elevations/Renderings 

• Functional Servicing Report; 

• Preliminary Grading and Servicing Plans; 

• Truck Turning/Movement Plan; 

• Noise Study; 

• Clearance Notice under the Clean Water Act; 

• Phase 1 Environmental Site Assessment. 

The proposed ZBA will apply an updated site specific ‘Specialized Convenience Commercial (C.1-17) Zone’ 

to facilitate the redevelopment of the subject lands in conformity with the City of Guelph Official Plan.  

3.0  Supporting Studies 

The studies identified during the Development Review Committee meeting were completed in support of 

the proposed redevelopment, and the requested number of copies of each has been included within the 

submission package. This section provides a summary of each report.  
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3.1 Urban Design Brief 

3.1.1 Physical Context 

a. Site Definition 

145 Speedvale Avenue West (“subject lands”) is a rectangular shaped corner lot. The subject lands front on 

to and are bound by Speedvale Avenue West to the southeast and Edinburgh Road North to the southwest.  

b. On Site Attributes 

The subject lands have a generally flat topography. The subject lands currently contain a vehicular gas bar 

with an 8-gas pump island under a canopy and approximately 140.77 square metres of associated retail 

space. The majority of the site is paved with some grass and shrub landscaping along the southwesterly and 

southeasterly lot lines. There are mature trees, vegetation and grass landscaping along the northeast and 

northwest property lines that abut the residential uses. The site has two existing accesses, one from 

Speedvale Ave W and another Edinburgh Rd N. 

c. Site Context  

The subject lands are located at the northeast corner of Speedvale Ave W at Edinburgh Rd N. The 

intersection is comprised of a mix of land uses.  The site is located adjacent to employment lands along the 

westside of Edinburgh Road North, which are comprised of industrial and service commercial uses. The 

subject lands abut low and medium density residential dwellings along the northeast and northwest 

property lines. The subject lands are located at the corner of the intersection of two arterial roads with two 

vehicle access points making the site highly accessible and well connected to the broader neighbourhood. 

3.1.2 Policy Context 

a. Official Plan  

 

8.2 Public Realm  

8.2.11 New development shall be designed to contribute to a pedestrian-oriented streetscape. This may be 

achieved through the use of strategies that are appropriate for the proposed development and the site’s 

context such as: 

i) locating built form adjacent to, and addressing, the street edge; 

ii) placing principal building entrances towards the street and corner intersections; 

iii) maintaining or extending a continuous building façade or streetwall along the street; 

iv) providing for active uses that provide an interface with the public realm that enhances the liveliness 

and vibrancy of the street (e.g. seating, cafés, patios, displays); 

v) incorporating weather protection measures such as canopies, awnings, building projections or 

colonnades, where possible; 

vi) ensuring that street elements are coordinated with those within the public street right-of-way; and 

vii) ensuring that the placement of above-ground utilities do not visually detract from a cohesive 

streetscape through such strategies as clustering utilities in appropriate locations or containing 

them in other streetscape features. 
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Response 

The proposed redevelopment will create an enhanced public realm and pedestrian oriented site. It 

proposes to reorient the convenience store so that the building footprint addresses corner Speedvale 

Avenue West and Edinburgh Road North street edges by pulling the building toward the street edge which 

will result in an enhanced, and activated street edge. Two building entrances are proposed, one from the 

street and another from the vehicle gas bar. Both entrances will be weather protected. The proposed 

automatic car wash will be safely incorporated into the site design to ensure a high quality public realm 

and safe pedestrian environment.  

 

8.6 Built Form: All Built Forms Other Than Low Rise Residential Forms  

8.6.1 New buildings shall address the street. Buildings shall have front façades with entrances and windows 

that face the street and that reflect and, where appropriate, enhance the rhythm and frequency of the 

immediate vicinity.  

8.6.2 The principal entrances of commercial and mixed-use buildings shall be oriented toward the street and 

provide direct user entrances from adjacent streets and walkways. Blank facades facing a street, open space 

or park shall not be permitted. 

8.6.3 Commercial, employment and mixed-use buildings should be consistently located close to the street 

edge and sidewalk.  

8.6.4 Corner buildings shall address both streets by providing two articulated façades facing the street. 

8.6.5 Buildings adjacent to the street edge and at sites with high public visibility shall be designed to take 

into account their high public visibility by incorporating elements such as increased height, roof features, 

building articulation and high-quality finishes and windows.  

8.6.6 Intersections of major streets shall be emphasized by placing buildings in close proximity to the 

intersection and ensuring that building entrances are visible from that intersection. 

Response 

The proposed redevelopment will have a high quality of design for the overall development to improve 

the public realm. The proposed convenience store is designed with a windowed façade that looks out 

onto the street with minimum setbacks to addresses both Speedvale Ave W and Edinburgh Ave N. As this 

is a convenience store and is meant to also service the vehicle gas bar and automatic car wash, there are 

two entrances, one addressing the public realm with direct access via a pedestrian walkway from the 

public street and another addressing the vehicle gas bar. 
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8.7 Built Form: Building in Proximity to Residential and Institutional Uses  

8.7.1 Where commercial, employment or mixed-use development is located in proximity to residential and 

institutional uses the following urban design strategies will be employed to ensure compatibility: 

i) using building massing and placement to reduce the visual effects of flat roof lines, blank facades or 

building height by means such as appropriately stepping back, terracing or setting back buildings; 

ii) appropriately locating noise-generating activities within a building or structure and away from 

sensitive receptors; 

iii) incorporating screening and noise attenuation for roof-top mechanical equipment and other noise 

generating activities situated in proximity to sensitive receptors; 

iv) providing perimeter landscape buffering incorporating a generously planted landscape strip, 

berming and/or fencing to delineate property boundaries and to screen the commercial or 

employment use from the adjacent use; and 

v) designing exterior lighting and signage to prevent light spillage onto the adjacent property. 

Response 

The convenience store is oriented to address the intersection. All uses on the site are proposed to be 

setback from the interior side and rear lot lines with landscaping to distance and buffer active uses of the 

proposed redevelopment from existing residential. Landscape plantings and parking will be utilized to 

establish setbacks between the two uses. Mechanical equipment for the uses on-site are located in indoor 

spaces to mitigate noise impacts. A Noise Impact Study has been completed which recommends 

mitigative design features around the car wash including wing walls. The existing landscaping buffer 

which includes mature trees and vegetation will be maintained (refer to Appendix B:  Conceptual 

Landscape Plan). Lighting and signage for the site will be subject to Site Plan Control to ensure all site 

lighting meets City standards. 

8.10 Built Form: Vehicle-Oriented Uses  

8.10.1 Where vehicle-oriented uses are permitted, development shall be designed through a combination of 

site planning, landscaping and built form to:  

i) conform to the applicable policies of this Plan; 

ii) reinforce the street edge; 

iii) contribute to a high quality public realm and streetscape; and 

iv) ensure a clear separation of vehicular and pedestrian traffic to ensure the ease of use and safety of 

movement for pedestrians.  

Response 

Proposing the convenience store building towards the intersection reinforces the street edge. 

Constructing new pedestrian walkways and landscaping will connect the public sidewalk to the 

commercial space and utilizing a windowed façade and a secondary entrance oriented towards the 

intersection will ensure a clear separation of pedestrians from the vehicular traffic in the interior of the 

site. The public realm will be enhanced from the existing condition (refer to Appendix B: Conceptual 

Landscape Plan). 
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8.10.2 Drive-through facilities, where permitted, will be regulated by the Zoning By-law. The Zoning By-law 

may restrict which zoning categories permit drive-through facilities. In addition to policy 8.10.1, drive-

throughs, where permitted, shall be designed to: 

i) locate stacking and drive-through lanes in rear or side yards and away from intersections. Stacking 

and drive-through lanes shall not be located between the building and the fronting street to 

minimize the impact on pedestrians; 

ii) provide adequate landscaping adjacent to stacking and drive-through lanes where they are adjacent 

to other properties and parking areas; and 

iii) avoid the location of drive-through lanes adjacent to a use that would be negatively affected by 

noise, light and activity levels associated with these facilities. 

Response 

The proposed automatic car wash is a drive-through facility and conforms to policy 8.10.1, as described. 

The stacking spaces for the automatic car wash are proposed to be located internal to the site, away from 

adjacent residential uses and the intersection. The stacking spaces will be buffered with landscaping and 

other site features such as drive aisles and parking. The stacking is proposed in a location on the site to 

ensure the stationary vehicles will not impact the overall site circulation to maintain a safe environment. 

The proposed automatic car wash is located internal to the site and away from adjacent residential uses 

with the use of setbacks and landscaping to mitigate adverse impacts such as noise and light.  

8.10.3 Service stations, where permitted, shall be: 

i) limited to one service station per intersection excluding the Community Mixed-use Centres where 

service stations shall not be permitted at the intersection of arterial roads, collector roads and 

arterial with collector roads;  

ii) designed to reinforce street edges by locating the principal building at or near the street edge with 

direct pedestrian access into the building from the street edge; 

iii) designed to ensure that the principal building does not present a blank façade to the street by 

appropriately incorporating elements such as: clear glazing; openings; and architectural treatment, 

materials and detailing; 

iv) designed to address building massing, materials and scale as well as issues specific to service station 

uses including canopies, pumps and islands for gas bars, ancillary building and structures, signage 

and lighting; and 

v) where a car wash is permitted, designed so that the car wash building will be oriented away from 

the street edge while still maintain appropriate setbacks, landscaping and allowing for adequate 

automobile queuing.  
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Response  

The proposed redevelopment is the only service station existing in this intersection. The convenience 

store is proposed to be designed along the street edge with direct pedestrian access through the 

construction of new pedestrian walkways, connecting the commercial space to the pedestrian 

environment and keeping pedestrian traffic away from vehicular traffic and uses. A curved windowed 

façade is proposed along the street edge which will provide passive surveillance over the public realm. 

The entrance to the proposed automatic car wash is in the interior of the property that allows for 

adequate queuing and will not interfere with the use of the gas pump island or pedestrian traffic accessing 

the commercial space. The exit of the proposed car wash provides logical wayfinding to the overall 

driveway function of the site, either exiting onto Edinburgh Ave N or stay internal to the site. The 

pedestrians on Edinburgh Rd N will be protected from adverse impacts of the car-wash exit with adequate 

setbacks from the street line, landscaped buffer and delineated walkways.  

8.11 Transition of Land Use  

8.11.1 To achieve compatibility between different land uses, development will be designed to create an 

appropriate transition through the provisions of roads, landscaping, spatial separation of land uses and 

compatible built form.  

Response 

The proposed vehicle gas bar, convenience store and automatic car wash will be compatible with the 

surrounding land use fabric, servicing both the employment and residential uses.  

8.12 Parking  

8.12.1 Building placement in combination with landscaping shall be used to screen surface parking areas. 

Surface parking areas should generally be located at the rear or side of buildings and not between the front 

of a building and the street. Where permitted adjacent to the public realm, surface parking areas shall be 

designed in a manner that contributes to an attractive public realm by providing screening and landscaping. 

Generously sized landscape strips incorporating combinations of landscaping and/or decorative fencing or 

walls should be provided adjacent to the street edge to provide aesthetically pleasing views into the site 

while screening surface parking areas.  

8.12.3 Surface parking areas shall not be permitted immediately adjacent to the corners of an intersection.  

8.12.4 Walkways should be provided directly from parking areas and municipal sidewalks to the main 

entrance(s) of the building(s). These walkways should be well articulated, safe, accessible and integrated 

with the overall network of pedestrian linkages in the area to create a comfortable walking environment. 

Landscaping should enhance the walkway.  

8.12.8 Surface parking areas adjacent to ground-related residential uses should be separated by a landscape 

strip incorporating combinations of landscaping and/or decorative fencing or walls.  
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Response 

The proposed parking is interior to the site and will be screened from the public realm with landscaping 

and structures (i.e. gas bar canopy, etc.). New pedestrian walkways are designed to connect the public 

realm to the retails space and will be landscaped (Refer to Appendix A and B). Where parking spaces are 

proposed adjacent to residential uses, mature trees and landscaping will be maintained.  

8.13 Access, Circulation, Loading and Storage Areas  

8.13.3 Private roads and internal driveways required for site circulation shall be designed to be comfortable 

for pedestrians, cyclists and vehicles. They should be physically defined by raised curbs and, where 

appropriate, landscaped where they intersect with a parking area or driveway. Internal driveways or roads 

will be used to divide large sites into a grid of blocks and roadways to facilitate safe pedestrian and vehicular 

movement. Internal driveways will be designed to interconnect with adjacent properties to create an overall 

cohesive and integrated circulation network. 

8.13.4 Well-articulated and distinct pedestrian walkways should be placed along a building street frontage 

and linked to public boulevards, public sidewalks, transit stops, trail systems and other pedestrian systems.  

8.13.5 Pedestrian systems shall incorporate landscaping, pedestrian scale lighting and be defined by distinct 

materials and/or raised walkways.  

8.13.6 Loading bays, waste service areas and building utilities/mechanical equipment should be located 

within a building. If permitted outside a building, they shall not be located immediately adjacent to an 

intersection, will be directed away from a public street, park, river, public open space or residential area or 

adequately screened if this is not possible. 

Response 

The existing access driveways are proposed to be maintained through the redevelopment. Vehicle 

entrances are clearly delineated from the pedestrian walkways. Design features such as raised curbs, 

parking spaces and landscape buffers are proposed to ensure a separation of the pedestrian walkways. 

The proposed site circulation has logical wayfinding through the site.  

A loading space is proposed at the interior of the lot, oriented away from the street, pedestrian traffic 

and residential area. The loading space is proposed to be defined by raised curbs. Loading and delivery 

will take place during off-peak hours to avoid interference with use of the site as is the existing condition. 

The gas bar will continue to be serviced by a private waste hauler.  

8.14 Signage 

8.14.1 Signs, display areas and lighting should be compatible in scale and intensity to the proposed activity 

and tailored to the size, type and character of a development or the space to be used.  

8.14.3 Signage should be incorporated into the building facade design.  

8.14.4 Commercial signage should be displayed at a consistent height on building facades such as at the top 

of the ground floor. Signage shall generally not be permitted on the top of buildings or poles. 
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Response 

Building signs will be placed along the top of the building and will be oriented towards the street edge 

and intersection. A ‘pylon’ sign currently existing along the Speedvale Avenue West street edge and away 

from residential uses will be modified to reflect high quality design and lighting standards.  

8.16 Lighting  

8.16.1 Lighting of buildings and sites shall be provided at levels sufficient for building identification and 

safety.  

8.16.2 All building and site lighting shall be oriented and shielded to minimize the infringement of light and 

the creation of glare on adjacent properties or public roads. Outdoor lighting should incorporate energy 

efficiencies such as sensors and timers and direct light away from the night sky. However, lighting of 

prominent buildings, monuments and other built features to accentuate civic and architectural design may 

be permitted.  

8.16.3 Adequate pedestrian-scaled lighting to accent walkways, steps, ramps, transit stops and other 

features should be provided. 

Response 

Lighting design will be subject to site plan control. Site lighting will need to ensure minimal light overspill 

is maintained to the adjacent residential uses and to ensure a pedestrian scaled environment. Site lighting 

should ensure high traffic areas are well-lit, including the pedestrian realm to ensure a safe site 

circulation. 

8.17 Landscaping and Development  

8.17.1 Landscaping shall:  

i) create visual interest by framing important views and focal points; 

ii) stabilize slopes and, where appropriate, naturalize areas of a site;  

iii) complement built form; and iv) contribute to the creation of a high-quality public realm.  

8.17.2 The selection of plant material:  

i) should be of an appropriate quantity, size, shape, colour and texture that complement and contrast 

the built form and reflect the site’s size and context;  

ii) shall provide seasonal interest;  

iii) shall be appropriate to site conditions (e.g. salt and wind tolerant when adjacent to roadways);  

iv) is encouraged to be of indigenous stock and from locally grown sources; 

v) adjacent to Natural Heritage System, should be indigenous and noninvasive to help prevent the 

degradation of the existing ecosystem through unwanted seed dispersal;  

vi) shall provide for a diversity of species to minimize potential issues of significant plant losses due to 

disease, insects and/or fungal infestations;  

vii) is encouraged to promote naturalization and reduce the use of sod; and 

viii) is encouraged to provide shade where appropriate.  
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8.17.3 Where possible existing trees should be retained on-site and where appropriate suitable new trees 

should be planted on-site, in the street right-of-way or in other City-approved locations.  

8.17.4 Where appropriate, trees should be used to help define the image of neighbourhoods, streets and 

parks. 

8.17.5 Where required, buffer strips shall consist of plant material that, at maturity, will form a visual barrier, 

in combination with other strategies such as fencing. 

Response 

Landscaping will be provided between the street edge and the commercial space, including the carwash 

exit to buffer and soften the urban edge. New pedestrian walkways are proposed to connect the internal 

site to the public realm sidewalks. Existing landscaping and the mature trees and vegetation existing 

along the lot lines shared with residential uses are proposed to be maintained. Refer to Appendix B: 

Conceptual Landscape Plan. 

8.18 Safety  

8.18.1 Sidewalks and community trails should be visible, accessible and aligned along well-used public 

spaces.  

8.18.2 New development should be designed in a manner that:  

i) provides opportunity for informal surveillance of outdoor spaces (“eyes on the street”), including 

public parks, streets and parking areas;  

ii) clearly marks the transition or boundary between public and private spaces;  

iii) includes materials that allow for the built environment to be effectively and efficiently maintained;  

iv) provides adequate lighting in accordance with Sections 8.14, 8.15 and 8.16 of this Plan; and 

v) provides for multiple walking routes, where appropriate. 

Response 

Eyes on the street will be encouraged with a large amount of transparent glazing of the retail building 

against the property boundary. The existing vehicle accesses into the site will be maintained and 

therefore provide a familiar design to pedestrians. Service vehicles will use the Edinburgh Rd N access 

and therefore, maintain consistency. Wayfinding will be promoted via the use of internal sidewalks 

connected to the public realm that will be well-lit and landscaped to facilitate a positive pedestrian 

experience, away from potential vehicle conflicts.  

8.19 Accessible Design  

8.19.2 Accessibility standards and designs will be implemented through development, including 

transportation and parking in accordance with the Accessibility for Ontarians’ Disability Act and the Ontario 

Building Code.  

 

 



AJ LAKTOS PLANNING CONSULTANT 

12 
 

Response 

The proposed redevelopment of the site includes the inclusion of two barrier free parking spaces, barrier-

free building entrances and 1.5 metre wide pedestrian walkways to comply with AODA design standards. 

3.1.3 Urban Design Goals & Objectives for the Site  

The objective of the proposed redevelopment is to enhance the public realm with a high quality urban 

design while efficiently using urban lands for daily commercial needs of the surrounding urban context.  

3.1.4 Development Concept 

a. Site Design  

The proposed redevelopment will address the public realm and intersection of Speedvale Ave W and 

Edinburgh Rd N by addressing the street with a convenience store with high quality materials and glazing. 

Two building entrances are included; one main entrance that will act as the main entryway from the site’s 

interior and users of the vehicle gas bar and a second building entrance addressing the public sidewalk. The 

vehicle gas bar is central to the site with appropriate visibility from the public realm to be visible by passing 

traffic. 

b. Transitions  

The proposed vehicle gas bar use acts as a transition from the surrounding industrial and larger scaled 

service commercial uses to the southwest and the residential neighbourhood to the northeast. The 

redeveloped vehicle gas bar, automatic car wash and convenience store provides a daily service and retail 

need to employees and residents. The proposed site design utilizes appropriate setbacks and landscaping 

to enhance the public realm. 

 

c. Public View/Vistas  

No significant public views or vistas are existing on Speedvale Ave E or Edinburgh Rd N. 

 

d. Parking  

A total of nineteen (19) parking spaces are proposed to support redeveloped gas bar, associated retail and 

automatic carwash. Parking spaces are proposed to be located in the interior of the property and along the 

side of the buildings and along the lot line away from the street edge. There are opportunities existing to 

incorporate further landscaping and/or decorative fencing to shield parking from view.  

 

e. Access, accessibility circulation, loading, storage  

The existing driveway accesses off Edinburgh Avenue North and Speedvale Avenue West will be maintained 

and provide a two-way traffic flow throughout the site, providing adequate access to the gas pumps, car 

wash and parking facilities. Internal pedestrian walkways provide safe and easy access throughout the site 

and connect the site to the public realm.  

 

f. Materials  

The proposed building materials are sympethetic to the surrounding neighbourhood context and reflect 

the commercial branding of the gas bar ownership (i.e. Shell). The retail and car wash building proposed a 
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mix of neutral exterior materials including grey cast stone and aluminum wood siding. The roof is proposed 

with black shingles which ties in with the black aluminum trim to frame the windows (i.e. glazing). 

Identification signs including the retail main entrance, car wash entrance and exit will be yellow with red 

lettering. 

 

g. Lighting and Signage  

Lighting for the site is proposed under the gas pump canopy, as well as along the exterior of the buildings. 

Building lighting will be oriented towards the street edge to provide safe and adequate lighting and to avoid 

impacts to the residential uses. Building signs will be placed along the top of the building and will be oriented 

towards the street edge and intersection. A ‘pylon’ sign currently existing along the Speedvale Avenue West 

street edge and away from residential uses will be modified to reflect high quality design and lighting 

standards.  

 

h. Architectural Treatment  

The redevelopment of the site will place the building at the corner of the property along the street edge 

and adjacent to the intersection. The proposed gable roof with hip roof feature over the retail entrance 

with black shingles is reflective of a residential dwelling. The roof will ensure rooftop utilities (i.e. HVAC) are 

screened. The ample glazing on the building will ensure an activated façade and a more human-scaled 

building adjacent to the pedestrian realm (i.e. sidewalks).  

3.1.5 Integration with the Public Realm 

a. Integration with the streetscape  

The proposed redevelopment reorients the site in a way that contributes to a better connection between 

the public realm and the use on site. It promotes a more attractive streetscape by orienting the vehicular 

uses to the interior of the lot and partially obstructors them from view by placing the retail on the corner 

and thus making it the prominent feature of the site. Landscaping along this corner and the addition of 

walkways further adds to an attractive streetscape.  

3.1.6 Sustainable Urban Design   

a. General Environmental Sustainability  

While this is a car-centric project, there are efforts to contribute to more sustainable practices surrounding 

vehicles. There are four (4) electrical vehicle charging stations incorporated with the parking on site. 

Additionally, the proposed redevelopment of the site will include new and energy efficient electrical, 

heating and cooling. Native and drought resistant plants will be incorporated into the landscape design. 

Mature trees are being maintained onsite that contribute to emission and carbon capture.  

 

b. Energy 

This redevelopment contributes to the City of Guelph’s Community Energy Initiative by providing residents 

the option as well as the service to charge electric vehicles which supports renewable energy options and 

reduces overall emissions. 
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3.2 Functional Servicing and Stormwater Management Report  

GAMA Engineering have completed a Functional Servicing Report and Stormwater Management (“SWM”) 

Report dated August 2021. A Section 59 Policy Applicability Review application was also completed by Gama 

Engineering as part of these reports. The reports summarize that all required conditions of the City of 

Guelph and other regulatory agencies have been satisfied including no increase in stormwater flow from 

the site, existing SWM facilities will provide an enhanced level of quality treatment, and that the Sediment 

and Erosion Control Plan demonstrates how erosion and sedimentation will be minimized during 

construction. Additionally, a downstream analysis confirms that the existing sanitary sewer systems has 

adequate capacity to service the proposed development. Please see report for full details.  

3.3 Noise Impact Study  

A Feasibility Noise Study dated August 23rd, 2021 was prepared Actinium Engineering in support of the 

proposed development. The proposed development will contain continuous stationary noise sources 

including the car wash, vacuums, air compressor, rooftop HVAC/R units and exhaust fans and vehicles 

waiting in the stacking lane. Delivery trucks are infrequent and typically do not idle onside therefore they 

were not included in the analysis.  

Based on the analysis, sound barriers are required in order to comply with sound level limits in addition to 

other mitigations. These strategies include specifications for sound barriers located at the entrance and exit 

of the automatic car wash, sound barriers addressing the vacuums and air compressor, permitting vacuums 

to be used during the day only, and utilizing a quieter model for the rooftop HVAC. Please see report for full 

details.  

3.4 Phase II Environmental Site Assessment  

A Phase II Environmental Site Assessment was conducted by A & A Environmental Consultants Inc. dated 

November 2020. The investigation, performed in compliance with CSA Z-769-00, included analyzing soils 

and groundwater for evidence of contamination on the subject lands. Five boreholes were advanced on site 

with two groundwater monitoring wells installed in the boreholes. There were three monitoring wells in 

usable condition already existing onsite from a previous investigation and were utilized in this investigation. 

One soil sample from each borehole and one groundwater sample from each monitoring well were 

submitted for the analysis of potential contaminants including but not limited to metals, petroleum 

hydrocarbons (PHCs), and volatile organic compounds (VOCs). Please see report for an extensive list of 

contaminants tested for.  

The results of the analysis of soil and groundwater samples indicated that no contaminant exceeds site 

condition standards for sites with potable groundwater, and therefore no additional Environmental Site 

Assessment or remediation action was recommended. A&A recommended that all monitoring wells that 

were either existing prior to this investigation or were newly created as part of this investigation be 

maintained for future groundwater monitoring. Please see the Phase II ESA for full details.  
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4.0  Planning Framework 

This section reviews the planning documents applicable to the subject lands, which includes the Planning 

Act, Provincial Policy Statement (2020), Places to Grow – Growth Plan for the Greater Golden Horseshoe 

(2019), City of Guelph Official Plan, and the City of Guelph Zoning By-law 1995 - 14864. 

 

4.1 Provincial Policy Statement, 2020 

The Provincial Policy Statement, 2020 (“PPS”), issued under the Planning Act, R.S.O. 1990, C.P.13 (“Planning 

Act”) came into effect on May 1st, 2020, as a policy-led regulating document that provides direction on 

provincial interest related to managing land use planning and development. The Planning Act requires that, 

“decisions affecting planning matters shall be consistent with” the PPS.  

 

The subject lands are located within an existing “Settlement Area” known as the City of Guelph. The 

proposal has been reviewed with respect to applicable PPS policies below. 

1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and 
Land Use Patterns 

1.1.1 Healthy, liveable and safe communities are sustained by:  

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

 
c) avoiding development and land use patterns which may cause environmental or 

public health and safety concerns;  
 

e) promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs; 

 
f) improving accessibility for persons with disabilities and older persons by 

identifying, preventing and removing land use barriers which restrict their full 
participation in society; 

 
g) ensuring that necessary infrastructure, electricity generation facilities and 

transmission and distribution systems, and public service facilities are or will be 
available to meet current and projected needs; and… 

Planning Response:  

The proposed Zoning By-law Amendment will facilitate the redevelopment of an existing use that 
has historically existed on the periphery of a neighbourhood. The proposed ancillary retail and 
carwash will serve the neighbourhood and community. The proposal will not alter the existing 
development and land use pattern of the neighbourhood and will improve on pedestrian use of the 
neighbourhood, therefore public health and safety will be maintained. The proposed 
redevelopment includes accessible design throughout the site and the inclusion of two (2) barrier-
free parking spaces. The subject lands have existing services and the preliminary servicing plan 
demonstrates that required servicing installments are achievable. 
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1.1.3 Settlement Areas 

1.1.3.1 Settlement areas shall be the focus of growth and development, and their vitality and 
regeneration shall be promoted. 

1.1.3.2  Land use patterns within Settlement areas shall be based on densities and a mix of 
land uses which:  

 
a) efficiently use and land resources; 

 
b) 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 economical expansion; 

 
g) are freight-supportive. 

 

1.1.3.4  Appropriate development standards should be promoted which facilitate 
intensification, redevelopment, and compact form, while avoiding or mitigating risks 
to public health and safety.  

Planning Response: 

The proposal will bring the redevelopment and the addition of the carwash into conformity with 
existing planning policies within a stable neighbourhood in the existing settlement area of Guelph. 
The subject lands provide appropriate redevelopment opportunity in a manner that respects the 
existing neighbourhood character, improves the urban landscape through high quality urban 
design, and can be supported by existing infrastructure. Development standards, such as zoning 
regulations, are proposed to be modified to recognize the proposed parking.  

 

Overall Consistency with the PPS 

The proposed redevelopment will enhance an existing commercial site that serves the daily needs of both 

residents and employees within the surrounding area. The site is well serviced by civil and transportation 

infrastructure to continue supporting the automotive use. The proposed site design implements setbacks, 

landscaping and thoughtful placement of infrastructure to continue a compatible land use pattern, in 

context of the adjacent residential neighbourhood. The proposed redevelopment will not adversely impact 

cultural or natural heritage features nor impact future infrastructure capacities.  

Therefore, the proposed is consistent with the Provincial Policy Statement, 2020. 

4.2 A Place to Grow: Growth Plan for Greater Golden Horseshoe (2019)  

A Place to Grow: Growth Plan for the Greater Horseshoe, 2019 is a comprehensive strategy that works with 

municipal plans to encourage complete communities, manage growth patterns, maximize land use policy 

and manage quality of life.  

 

The following objectives and policies of the Growth Plan were examined: 
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2.2.1  Managing Growth 

d) Applying the policies of this Plan will support the achievement of complete communities 
that: 

 
a. feature a diverse mix of land uses, including residential and employment uses, and 

convenient access to local stores, services, and public service facilities; 
 
b. improve social equity and overall quality of life, including human health, for people 

of all ages, abilities, and incomes; 
 

e) expand convenient access to: 
i. a range of transportation options, including options for the safe, comfortable 

and convenient use of active transportation;  
ii. public service facilities, co-located and integrated in community hubs;  

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, 
and other recreational facilities; and  

iv. healthy, local, and affordable food options, including through urban 
agriculture; 

 
f) ensure the development of high quality compact built form, an attractive and vibrant 

public realm, including public open spaces; 
 

g) mitigate and adapt to the impacts of a changing climate, improve resilience and reduce 
greenhouse gas emissions, and contribute to environmental sustainability; and 
 

h) integrate green infrastructure and appropriate low impact development. 
 

Planning Response:  

The subject lands are within the delineated built-up boundary of the City of Guelph. The existing 
vehicle gas bar and convenience store are serviced by existing infrastructure and the addition of the 
carwash will not negatively impact the City’s engineering capacities. The proposed redevelopment 
will maintain convenient access to local stores for daily and weekly goods and services. The proposal 
will not negatively impact the existing built form but will improve and enhance the streetscape 
found within the neighbourhood with a high quality and sensitive built-form. Pedestrian access and 
circulation through the site will be improved with the implementation of sidewalks and direct 
connections to the municipal sidewalks. The proposed redevelopment will improve the function of 
the development, continue serving local needs and will reduce the need to redevelop other lands 
within the area for an auto-centric use. Four (4) electric vehicle car charging stations are proposed, 
providing a renewable alternative to traditional fuel-based vehicles.  

 

Overall Consistency with the Growth Plan 

The subject lands are within a built-up area of the City of Guelph, and the proposal will not negatively impact 

the existing character or function of the neighbourhood as the changes that are proposed will improve the 

design and functionality of the site. The site will continue to be serviced by existing municipal infrastructure. 
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The ZBA will allow for the redevelopment of the gas bar and associated retail and the additional use of a car 

wash. 

Therefore, the proposal conforms with A Place to Grow: Growth Plan for the Greater Golden Horseshoe.  

4.3 The City of Guelph Official Plan 

The City of Guelph Official Plan Consolidation (“OP”) was declared in force and effect, in parts, as of March 

1, 2018. The OP outlines the land use goals, objectives and policies that the municipality has determined 

are in the best interest of the long-term growth of the City. The subject lands are designated 

Neighbourhood Commercial Centre on Schedule 2 – Land Use Plan of the OP.   

 

Applicable policies have been reviewed below: 

9.4.5 Neighbourhood Commercial Centre  

Policies   

3. A Neighbourhood Commercial Centre shall have a maximum total commercial gross floor area of 
6,500 square metres (70,000 square feet) of gross floor area. 
 

6. The maximum gross floor area of an individual retail use within a Neighbourhood Commercial 
Centre shall be 3,250 square metres (35,000 square feet). 
 

7. The City will require the aesthetic character of site and building design to conform to the Urban 
Design policies of this Plan and applicable guidelines, and will incorporate measures into the 
approval of Zoning By-laws and Site Plans to ensure conformity. 

 
8. Where new development occurs within a Neighbourhood Commercial Centre, adjacent lands will 

be integrated in terms of internal access roads, entrances from public streets, access to common 
parking areas, open space, urban squares, grading and stormwater management systems. 

 
9. Development within the Neighbourhood Commercial Centre designation will be designed to be 

connected to the wider community by footpaths, sidewalks and bicycle systems and by the 
placement of buildings in close proximity to the street line near transit facilities. 

Planning Comment 

The subject lands are within the Neighbourhood Commercial Centre designation. The proposed ZBA 
will facilitate the redevelopment of the existing automotive gas bar including the convenience store 
and add an automotive car wash use. The redeveloped convenience store is proposed to have a  
floor area of 142m2. The proposed redevelopment conforms to applicable urban design policies and 
enhances the site’s connectivity to the wide community pedestrian realm. Refer to subsection 3.13 
for further urban design analysis. For more detailed information regarding zoning, refer to Section 
4.4.  
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Permitted uses as prescribed in the Neighbourhood Commercial Centre designation are as follows: 

Permitted Uses   

12. The following uses may be permitted in Neighbourhood Commercial Centres, subject to the 
applicable provisions of this Plan:   
i) Commercial, retail and services uses; 

 
14. Development will be planned and designed to maintain the principal commercial function. 

Residential uses are not permitted on the ground floor.  

Planning Comment 

The subject lands are designated ‘Neighbourhood Commercial Centre’ and contains one vehicle gas 
bar under a canopy and associated retail space (i.e. convenience retail). The proposed development 
will maintain both existing uses in addition to the proposed automatic car wash. The proposed 
redevelopment will continue to provide daily services and retail needs to the neighbourhood.   

 

The proposal conforms to the City of Guelph Official Plan. 

 

4.4 The City of Guelph Zoning By-law (1995) - 14846 

The City of Guelph Zoning By-law (1995) – 14846, as amended, has been in force and effect as of August 29, 

1997. The subject lands are currently zoned “C.1-17” (Specialized Convenience Commercial) Zone, Modified.  

 

The site-specific C.1-17 zoning only permits the existing development including a vehicle gas bar and 

convenience store. The specialized C1 Zone states that any enlargements or extension of previously existing 

building or structures shall require an amendment to the Zoning By-law. Given that the proposal is to modify 

the existing site and building as well as introduce an automatic car wash use, a Zoning By-law Amendment 

(“ZBA”) is required. The ZBA application proposes to further modify the “C.1-17” Zone, Modified to add an 

Automatic Car Wash use and reduce the number of required queuing spaces for an Automatic Car Wash. 

The existing Vehicle Gas Bar with associated convenience store is permitted, as is, per “C.1-17”. Therefore, 

provisions to continue those uses have also been included in the further modified “C.1-17” Zone. Please 

refer to Appendix D for the Draft Amending Zoning By-law. 

 

Permit the Vehicle Gas Bar Subject to Regulations of 6.2.2.2 

As the existing C.1-17 Zone is a site specific zone that recognized the existing buildings and site layout, no 

regulations are applicable within the existing C.1-17 Zone for a Vehicle Gas Bar. To facilitate the proposed 

redevelopment for a new Vehicle Gas Bar, approved regulations of section 6.2.2.2 are proposed to be 

applied to the Vehicle Gas Bar use to ensure a consistent implementation of required setbacks for the use 

across the City of Guelph. The setbacks are in keeping with the urban design policies of the Official Plan. 
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Permit an Automatic Car Wash as a Permitted Use Subject to Regulations of 6.2.2.3 

The proposed Automatic Car Wash is associated with the Vehicle Gas Bar and will provide access to a service 

to surrounding residents and employees. The automatic car wash use will have one (1) vehicle bay and 

therefore, have a building footprint that is suitable for the developable area and will be designed to function 

cohesively with the overall gas bar. Noise impacts in result of the proposed automatic car wash will be 

mitigated, as demonstrated within the Noise Impact Study (Actinium, 2021). Building orientation, setbacks 

and landscaping will ensure a safe and pedestrian-oriented site design. Regulations as required per Section 

6.2.2.3 are proposed to be applied to the Vehicle Gas Bar use to ensure a consistent implementation of 

development and the regulations are in keeping with the urban design policies of the Official Plan. 

 

Minimum Required Queuing Spaces for Automatic Car Wash  

The City of Guelph Zoning By-law (1995) - 14846 Section 4.13.4.2 sets a minimum required parking spaces 

for an automatic car wash of 5 parking spaces per bay plus 15 stacking spaces per bay, which would set the 

total minimum required number of spaces to 5 spaces and 15 stacking spaces for a total of 20 vehicles to 

be accommodated on-site to service the car wash. There are currently nineteen (19) parking spaces 

proposed to service the entire site, four (4) of which will be dedicated to electric vehicle charging stations; 

12 for the retail space, 5 for the car wash, and 2 barrier free parking spaces with 8 stacking spaces proposed 

for the automatic car wash with 1 bay.  

The City of Guelph retained IBI Group to prepare the “Guelph Parking Standards Review: Phase 2 Discussion 

Paper” dated September 11, 2019. Exhibit 6-9 of the report recommends 10 stacking spaces for an 

Automatic Car Wash. However, the industry operators observe that patrons using the carwash facility will 

only wait a maximum of 20-25 minutes to use the carwash facility and it takes approximately 3 minutes per 

wash cycle depending on the level of service requested, thus 8 vehicle waiting spaces are adequate to 

service the automatic carwash.  

The proposed 8-stacking (i.e. queuing) spaces are aligned with the intent to reduce the amount of stacking 

spaces on-site to accommodate an automatic car wash while providing a safe site design to ensure a 

continuous circulation for non-stationary vehicles. The eight (8) stacking spaces will meet the demands of 

the 1 bay car wash and ensure a safe development site. 

Overall, the proposed site-specific provisions conform to the Official Plan will comply with City of Guelph 

Zoning By-law (1995) 14846 should the Zoning By-law Amendment be approved. 

5.0  Planning Rationale, Implementation and Conclusion 

The proposed Zoning By-law Amendment will implement the proposed redevelopment of a modified 

vehicle gas bar with convenience store site design with an additional use of an automatic car wash. The 

detailed design of the proposed redevelopment will be subject to Site Plan Control.  
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The proposed Zoning By-law Amendment has merit and can be supported for the following reasons: 

 

• The proposal is consistent with the Provincial Policy Statement and the Places to Grow Growth Plan 

which encourages efficient development and intensification within “Settlement Areas” and “Urban 

Areas”, adjacent to existing development; 

 

• The proposal conforms to the City of Guelph Official Plan which encourages the redevelopment of 

existing uses within areas that have existing full municipal services and permits a gas bar use;  

• The proposal conforms to the City of Guelph Official Plan Urban Design Policies and Guidelines for 

vehicle-oriented design and promotes a safe pedestrian environment and high-quality urban design 

improving existing conditions; 

 

• Implementation of the proposal and associated amendment to the City of Guelph Zoning By-law 

(1995) - 14846 is appropriate, desirable, and reflects good land use planning for the subject lands.  

 

 

Respectfully Submitted, 

A.J. Lakatos Planning Consultant 

 

 

Mr.  Joe Lakatos  MCIP, RPP 
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Conceptual Site Plan 
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Conceptual Landscape Plan 
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Conceptual Elevations 
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Appendix “D” 

Draft Amending Zoning By-law 

 

 



THE CORPORATION OF THE CITY OF GUELPH 

 

 

 

 

 

 

 

 

WHEREAS Section 34(1) of the Planning Act, R.S.O. 1990, c.P.13, as amended, authorizes the 

Council of a Municipality to enact Zoning By-laws; 

NOW THEREFORE 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 the 

property legally described as Lots 127 and 128 Registered Plan 532 in the City of Guelph, 

County of Wellington, municipally known as 145 Speedvale Avenue West from the existing 

“C.1-17” (Specialized Convenience Commercial) Zone, Modified to a further modified “C.1-

17” (Specialized Convenience Commercial) Zone to allow for the redevelopment of the 

existing Vehicle Gas Bar. 

 

2. Section 6.1.3.17 of By-law (1995)-14864, as amended, is hereby further amended by adding 

the following: 

 

6.1.13.17 C.1-17 

145 Speedvale Avenue West 

As shown on Defined Area Map Number XX of Schedule “A” of this By-law. 

6.1.3.17.1 Permitted Uses in Addition to 6.1.1 

• Vehicle Gas Bar 

• Automatic Car Wash 

 

 

By-law Number (20__) - ________ 

 

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 145 

Speedvale Avenue West and legally 

described as Lots 127 and 128 Registered 

Plan 532 in the City of Guelph, County of 

Wellington (File:______) 

 



Regulations 

In accordance with the provisions of Section 4 (General Provisions), Section 6.1.2 

and 6.1.13.17 of Zoning By-law (1995)-14864, as amended, with the following 

exceptions and additions: 

A Vehicle Gas Bar shall be subject to Regulations of Section 6.2.2.2. 

An Automatic Car Wash shall be subject to Regulations of Section 6.2.2.3, except 

an Automatic Car Wash shall require a minimum of 5 parking spaces plus 8 

stacking spaces per bay. 

 

3. Schedule “A” of By-law Number (1995)-14864, as amended, is hereby further amended by 

deleting Defined Area Map __ and substituting therefore new Defined Area Map __ 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 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 unit all of such 

appeals have been finally disposed of by the Ontario Land Tribunal. 

 

PASSED this ______ day of ________, 20__. 

 

 

 

 

 

 

 

 

 

 

 



Schedule “A” 

 


