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1.0 Introduction 
MHBC has been retained by Reid’s Heritage Homes to coordinate a Zoning By-law Amendment 
application and prepare this Planning Justification Report in support of a redevelopment proposal 
for lands located in the south of Guelph.  The proposed development site is comprised of nine 
parcels of land, municipally known as 1563, 1567, 1573, 1579 Gordon Street, 42 and 48 Lowes Road 
and 164, 174, 182 Dawn Avenue City of Guelph. Collectively these parcels form the development 
site, hereinafter referred to as the “subject lands”.  
 
The subject lands are bounded to the north by Lowes Road, to the east by Gordon Street, to the 
south by City-owned open space, and to the west by Dawn Avenue. The total area of all parcels is 
21,200m² (2.12 ha). Each of the parcels of land that comprise the subject lands presently contains a 
single detached dwelling.  
 
The subject lands are located in the Built-Up Area of Guelph, and the Gordon Street parcels are 
within an Intensification Corridor. The subject lands are designated Medium Density Residential and 
Low Density Residential by the Guelph Official Plan and are zoned ‘R1B’ in the in-force Zoning By-law 
No. 1995-14864. 
 
The owner is proposing to redevelop the subject lands with a residential redevelopment comprised 
of eight single detached dwellings and seven blocks of stacked townhouses. Implementation of the 
proposed redevelopment requires approval of a Zoning By-law Amendment. This Planning 
Justification Report supports the required application and assesses the proposal in the context of 
the applicable planning framework.  In support of the applications, this planning report includes: 
 

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

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

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

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

• Consideration and integration of supporting studies and reports.  
 
MHBC has been responsible for the overall coordination of the applications.  All required reports 
have been prepared and submitted concurrently with the planning application. 
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1.1 Pre-Submission Consultation 
A Development Review Committee meeting was held on December 8, 2021. A copy of the 
Development Review Committee Meeting Minutes are appended to this report (Appendix A). City 
staff identified the following requirements as part of a ‘complete application’: 
 
• Concept Plan, 
• Planning Justification Report, including: 

Draft Zoning By-law Amendment, 
Affordable Housing Analysis, and 
Community Energy Initiative  

• Urban Design Brief, containing 
Streetscape Plan, and representative 
Renderings,  

• Functional Servicing Report and Site 
Servicing Plan,  

• Storm Water Management Report, 
Hydrology Report, Conceptual Grading 

and Drainage Plan, and Erosion and 
Sedimentation Plan 

• Noise Study 
• Hydrogeological Assessment  
• Geotechnical Report 
• Archaeological Assessment 
• Tree Preservation Plan 
• Traffic Impact Study  
• Truck Turning Plan 
• Environmental Impact Study 
• Section 59 Policy Review 
• Phase 1 Environmental Site Assessment

 
All reports, studies and plans have been submitted as part of the zoning amendment application.  
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2.0 Context 
The subject lands are located in the south part of Guelph and are situated west of Gordon Street, 
east of Dawn Avenue, and south of Lowes Road West. The location of the subject lands is shown on 
Figure 1. 
 
The subject lands are comprised of nine parcels, each occupied with an existing single detached 
dwelling. They also feature accessory structures and existing vegetation. The subject lands are 
irregular in shape and have an area of 2.21 hectares. They have 92 metres of frontage on Dawn 
Avenue, 54 metres of frontage on Lowes Road West and 74 metres of frontage on Gordon Street.  
City-owned open space abuts the rear of the subject lands. Appendix B to this report contains the 
municipal addresses and legal descriptions of each of the parcels that comprise the subject lands.  
 
The surrounding area is characterized by residential and commercial development, generally 
consisting of a mix of single-detached, townhouse and apartment dwellings and commercial uses 
along Gordon Street. The immediate surrounding context is described in detail below and illustrated 
on Figure 2: 
 
NORTH: The north frontage of Lowes Road is comprised of single detached dwellings, 

including a recent redevelopment immediately to the north (Hearthstone Circle). 
There is a commercial building at the intersection of Lowes Road and Gordon 
Street. Further north are single detached dwellings and townhouses and a range of 
commercial uses along Gordon Street.  

 
EAST: Immediately east of the subject lands, along Gordon Street are residential uses, 

including a six-storey multiple residential building (Reign Condos) at the southwest 
corner of Gordon Street and Lowes Road that is presently under construction. 
Further east are additional residential uses as well as Westminister Woods Park and 
St. Paul Catholic School. 

 
SOUTH:   Immediately south of the subject lands is City-owned open space with frontage on 

Dawn Avenue and Gordon Street.  Further south, development is comprised of 
townhouses and single detached dwellings. A range of commercial uses are 
located at the Gordon Street and Clair Road intersection which is developed with 
commercial plazas. Commercial development includes retail, personal service, 
financial institutions and entertainment uses, among others.  

 
WEST: Single detached dwellings are located on the west road frontage of Dawn Avenue 

Further west is Preservation Park, City-owned open space and natural features.  
 
The subject lands are well connected to the arterial and collector road network, existing public 
transit and existing and planned active transit infrastructure. Specifically, the subject lands have 
good access to arterial roads (Gordon Street and Clair Road) and collector roads (Clairfields Drive, 
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Arkell Road and Edinburgh Road). The subject lands are serviced by the existing public transit 
system, including the following routes: 

• Route 99 (Mainline) which provides transportation along Gordon Street. Key stops include:
University of Guelph, Downtown Guelph, and the Guelph train station. The bus stop is
accessed at the Gordon Street and Lowes Road intersection.

• Route 5 (Goodwin) which is a loop generally along Gordon Street, Stone Road, Victoria Road
south and Goodwin Drive. There is a stop at the corner of Gordon Street and Lowes Road.

• On-Demand Bus – On-demand is bus service with no fixed route or schedule.  Buses are
dispatched on a request-basis.  There is an on-demand bus stop to the south at Gordon
Street and Clairfields Drive.

In terms of active transit, the subject lands are located with good access to existing City trails to the 
north, east and west and a planned trail to the south. The City’s integrated trail network provides 
access to a range of recreational uses, commercial, retail, personal services and other destinations in 
the City.  Preservation Park is located to the east and features pubic trails and recreational uses.  The 
subject property has access to bicycle infrastructure. There are dedicated bike lanes on Gordon 
Street both north and south, as well as along Clair Road in the east and west directions. 

In summary, the subject lands are well located in an established area of the City. The surrounding 
area is complemented with open space and parks, commercial and recreational uses, as well as a 
range of residential building types at various densities.  
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3.0 Proposed Development
The owner is proposing an infill redevelopment, which includes the demolition of the existing single 
detached dwellings and development of stacked townhouses and single detached dwellings. The 
proposed Concept Plan and Rendered Concept Plan are included as Figures 3-4, respectively.  

Eight single detached dwellings are proposed to be located along Dawn Avenue. The lots have 
been designed to each have a width of 10 metres and an area of 320 square metres.  All single 
detached dwellings will have driveway access to Dawn Avenue.  

The stacked townhouse component of the proposed development is described as follows: 
• A total of 154 units in seven blocks ranging in size from 10 – 32 units;
• Two types of stacked townhouse buildings are proposed including:

o 26 stacked, 3.5 storey townhouse units with garage. The stacked townhouses with
garages are located fronting on Gordon Street and Lowes Road West.  These blocks
have been oriented with front doors facing the street and garages to the rear,
accessed from the internal road; and

o 128 traditional, 3.5 storey stacked townhouse units in four blocks, located internal
to the subject lands.

• A total of 206 vehicular parking spaces, including:
o 154 surface parking spaces
o 26 driveway parking spaces
o 26 garage parking spaces associated with the stacked townhouses;

• 31 visitor parking spaces, including 2 barrier free spaces, distributed across the site;
• Private amenity areas in the form of balconies for the stacked townhouse units; and,
• A central amenity area and landscaped areas for the stacked townhouse component.

Vehicular access will be provided from Lowes Road via a private road. No vehicular access to Gordon 
Street will be provided.  The proposed development features a continuous pedestrian network 
which provides access to individual units, parking spaces, amenity areas and adjacent sidewalks on 
Gordon Street and Lowes Road. The pedestrian network is comprised of sidewalks along the internal 
road and a walkway connection to Gordon Street.  Emergency access is provided to Dawn Avenue. 

The proposed stacked townhouse component comprises 1.86 hectares of the subject lands and has 
a density of 82.7 units per hectare.  The single detached dwelling component comprise 0.26 
hectares of the subject lands and has a density of 30.7 units per hectare.  The combined density is 
76.36 units per hectare.  

Future Plan of Condominium and Site Plan approval applications will be required for the stacked 
townhouse component of the proposed development.  Lot division for the single detached 
dwellings will occur through future consent applications.  

The proposed development has been designed to be compatible with existing and emerging 
development, including the surrounding low and medium density residential development. The 
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proposed stacked townhouse development incorporates sufficient setbacks to allow for 
appropriate landscaping and buffering to existing development in order to provide transitions and 
mitigate any impacts.  
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Concept Plan
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Zoning Summary- Residential Townhouse (R.3A) Zone 
Required (min) Provided

Lot Area 800 m²
Townhouse (R.3A) Lot Area:

18,608.8 m² (1.86 ha)

Units n/a 154

Min. Lot Area per 

Dwelling Unit 
150 m²

120.8 m²

(18,608.8 m² / 154 units)

Lot Frontage 18.0 m 11.42 m

Front Yard 6.0 m -

Side Yard
1 building height (6.0 m)
2 6.44 m

Exterior Side Yard 4.5 m 5.96 m (porch) 7.64 m (building)

Rear Yard
1 
building height (6.25 m)

2 6.69 m (wall) 8.97 m (building)

Building Coverage 40% 5,135.6 m² (27.6%)

Max Density
Stacked Town
60 dwellings/ ha

82.7 dwellings/ ha

(154/ 1.86 ha)

Distance Between

Buildings 
15.0 m/ 3.0 m side varies

Private

Amenity Area
10 m² 9m2

Common Amenity

Area

1,540 m²

(10.0m²  per stacked unit)
1,561 m²

Landscaped Open

Space
40% 41.9%

Parking Required
185

1 per unit + 20% visitor parking

*206 

(154 surface, 26 driveway, 26 garage)

*includes 31 Visitor spaces + 2 B.F.

Zoning Summary- Residential Single Detached (R.1D) Zone 
Required (min) Provided

Units - 8

Lot Area 275 m² 320 m² min. (2,606.2 m² total)

Lot Frontage 9.0 m 10.0 m

Front Yard 6.0 m 6.0 m

Exterior Side Yard 4.5 m n/a

Side Yard 0.6 m 1.2 m

Rear Yard 6.4 m (20% of lot depth) 8.0 m

Figure 4:

Rendered Concept

Plan
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4.0 Proposed Application
This section describes the proposed Zoning By-law Amendment application that applies to the 
subject lands.   

The City of Guelph Zoning By-law was adopted by Council on June 19, 1995.  The City of Guelph 
Zoning By-law zones the subject lands ‘Low Density Residential’ (R.1B). A limited range of low density 
residential uses are permitted, including single detached dwellings. The current zoning does not 
permit any form of townhouse development. The current zoning is illustrated on Figure 5. 

The proposed Zoning By-law Amendment seeks to apply two different zoning categories to the 
subject lands in order to facilitate the proposed redevelopment. The purpose of the amendment is 
to address the planned use of the subject lands as residential, in the form of single detached and 
stacked townhouse units. The proposed zoning is as follows: 

• To change the ‘R.1B’ zone to ‘R.1D’ for the single detached dwelling component. No special
provisions are required for the proposed R.1D zone.

• To change the ‘R.1B’ zone to ‘R.3A’ with site specific provisions for the stacked townhouse
component

The following site specific provisions are required for the R.3A-xx zone (stacked townhouse 
component): 

• A maximum density of 83 units per hectare, whereas 60 units per hectare are permitted;
• A minimum lot area of 120m² per dwelling unit, whereas 150m² is required;
• A minimum lot frontage (Dawn Avenue) of 11 metres, whereas 18 metres is required;
• A maximum building height of 3.5 storeys (14.5m), whereas 3 storeys is permitted;
• A minimum private amenity area of 9m² per unit; whereas 10m² per unit is required;
• A maximum of 32 dwelling units in a row, whereas 12 units in a row is permitted; and

• Notwithstanding the creation of property boundaries between units or common elements
by registration of a plan of condominium or severance, the zoning regulations for
development in the R.3A-xx zone shall be applied to the entirety of the block of land zoned
R.3A-xx, and not the individual units created through plan of condominium registration or
severance.

The proposed zoning is illustrated on Figure 6 to this Report and a draft Zoning By-law is included 
as Appendix C.  An analysis of the proposed zoning and site specific regulations is contained at 
Section 5.4 and Appendix D of this Report.   
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5.0 Planning Analysis
The following is a review of the applicable land use policy framework related to the subject lands, 
and how the proposal has met or will meet policy considerations. 

5.1 Provincial Policy Statement (2020) 
The Provincial Policy Statement (2020) (the “PPS”) applies to planning decisions made on or after 
May 1, 2020. As a result, the 2020 PPS is applicable to the proposed development.  

The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-being. 
These directives depend on the efficient use of land and development patterns that support strong, 
sustainable, and resilient communities that protect the environment and public health and safety, 
and facilitate economic growth. One of the key considerations of the PPS is that planning decisions 
“shall be consistent with” the Policy Statement. The following is an analysis of the proposal 
development in the context of the policies in the PPS. 

5.1.1 Settlement Areas
Policy 1.1.3.1 of the PPS states that Settlement Areas shall be the focus for growth and development. 
Settlement areas are urban areas and rural settlement areas within a municipality that are built-up 
areas where development is concentrated and which have a mix of land uses and lands which have 
been designated in an official plan for development of the long term planning horizon (25 years). 
The subject lands are located within the Built-up Area of City of Guelph and are designated for 
residential uses. Accordingly, the subject lands are located within a settlement area.  

Land use patterns within settlement areas shall be based on a density and mix of uses which: 
efficiently use land and resources; are appropriate for, and efficiently use, the infrastructure and 
public service facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion; minimize negative impacts to air quality and climate change, and 
promote energy efficiency; prepare for the impacts of a changing climate; support active 
transportation; are transit-supportive, where transit is planned, exists or may be developed; and, are 
freight supportive (Policy 1.1.3.2).   

Policy 1.1.3.4 provides that appropriate development standards should be promoted which 
facilitate intensification, redevelopment and compact form, while avoiding or mitigating risks to 
public health and safety.  The PPS defines intensification as:  

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

areas;
c) infill development; and;
d) the expansion or conversion of existing buildings.
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The proposed redevelopment has been designed with a mix of residential uses, including single 
detached dwellings and stacked townhouses. The development represents the efficient use of land 
as it will result in the intensification of underutilized parcels in the built-up area. The subject lands 
are located within an established area of the City of Guelph and will effectively utilize existing 
infrastructure, including servicing and transportation infrastructure. The proposed development will 
benefit from and provide support for existing transit infrastructure within the community, including 
existing bus routes. 

5.1.2 Housing
Policy 1.4.3 of the PPS provides that planning authorities shall provide for an appropriate range and 
mix of housing options and densities to meet projected market-based and affordable housing 
needs of current and future residents. 

The proposed redevelopment represents intensification of underutilized lands with a compact form 
of development which will utilize existing infrastructure. The proposal will result in the 
redevelopment of lands within a built-up area where infrastructure and public services are available 
as well as where active transportation and transit systems exist. The proposed redevelopment 
includes a range of housing types which will contribute to the provision of housing options in the 
community and help meet the social, health, economic and well-being requirements of current and 
future residents. Matters related to public health and safety have been considered in the design of 
the proposed redevelopment. 

5.1.3 Public Spaces, Recreation, Parks, Trails and Open Space
Policy 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning 
public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction 
and facilitate active transportation and community connectivity. 

The stacked townhouse component of the proposed redevelopment include an internal sidewalk 
and walkway network that connects to the existing sidewalk infrastructure along Lowes Road and 
Gordon Street. The stacked townhouse component also includes a private amenity area that will 
provide opportunities for social interaction. The subject lands are proximate to large City parks (Pine 
Ridge Park and Westminster Woods Park) as well as the Westminster Woods and Clairfields trail 
network. The proposed lots for new single detached dwellings will benefit from immediate access 
to existing public streets.  Matters related to the detailed design of the proposed private driveway 
and sidewalk network will be addressed through the site plan stage.  

5.1.4 Sewage, Water and Stormwater
As per policy 1.6.6.2 of the PPS, municipal sewage services and municipal water services are the 
preferred form of servicing for settlement areas. The Functional Servicing and Stormwater 
Management Reports prepared in support of the proposal assesses the feasibility of servicing the 
subject lands and conclude that the proposed development can be adequately serviced through 
connections to existing sanitary, storm and watermains. 
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5.1.5 Transportation
Policy 1.6.7 of the PPS provides that transportation systems should be provided which are safe, 
energy efficient, facilitate the movement of people and goods and are appropriate to address 
projected needs. Land use patterns, density and mix of uses should be promoted that minimize the 
length of vehicle trips and support current and future use of transit and active transportation.  

The proposed redevelopment will be appropriately connected to the existing road network. Single 
detached dwellings will have driveway access to Dawn Avenue and the stacked townhouse 
component will be accessed via a private driveway connected to Lowes Road. Both Dawn Avenue 
and Lowes Road provide access to Gordon Street.   The proposed redevelopment contains sidewalks 
throughout the site in order to incorporate pedestrian connectivity to the existing sidewalk and trail 
networks and to nearby transit options.  The subject lands are well served by and integrated with 
the existing transportation network.   

5.1.6 Natural Heritage
Policy 2.1.1 of the PPS identifies that natural features and areas shall be protected for the long term. 
Policy 2.1.4-2.1.5 provides that development and site alteration shall not be permitted within a 
natural heritage features. Policy 2.1.8 further states that development and site alteration shall not be 
permitted on adjacent lands to natural heritage features unless the ecological function of the 
adjacent lands has been evaluated and it has been demonstrated that there will be no negative 
impacts on the natural features or their ecological function.  

Significant natural features within the subject lands include one butternut and candidate 
habitat for Species at Risk ("SAR") bat. Adjacent natural heritage features include the Hanlon 
Creek Swamp Provincially Significant Wetland (PSW), locally significant wetlands, significant 
woodlands, candidate SAR habitat, candidate significant wildlife habitat (SWH), a tributary to the 
Hanlon Creek and the potential for locally significant species.  Accordingly, an Environmental 
Impact Study was undertaken in support of the proposed development. 

A Scoped Environmental Impact Study (“EIS”) was prepared in support of the proposed 
redevelopment due to the presence of natural heritage features on adjacent lands. Based on the 
analysis contained in the EIS it is anticipated that no negative impact will occur due to 
the proposed development. Recommendations to minimize impacts are outlined in the EIS. 

5.1.7 Cultural Heritage and Archaeology
Section 2.6.2 of the PPS states that the development and site alteration of lands containing 
archaeological resources or archaeological potential shall not be permitted unless they have been 
conserved. A Stage 1 Archaeological Assessment has been completed and determined that the 
subject lands retain archaeological potential as a result, a Stage 2 Assessment will be required.  

Based on the above, the proposed Zoning By-law Amendment is consistent with the policies 
of the Provincial Policy Statement.  
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5.2 A Place to Grow Growth Plan for the 
Greater Golden Horseshoe 

The 2020 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came 
into effect on August 28, 2020. This Plan is the framework for implementing the Provincial 
Government’s initiative to plan for growth and development in a way that supports the economic 
prosperity, protects the environment, and helps communities achieve a high quality of life.  

Policy 1.2.1 of A Place to Grow sets out the guiding principles of the Plan. These principles include: 
supporting the achievement of complete communities that are designed to support healthy and 
active living and meet the needs of daily living; prioritizing intensification and higher densities to 
make efficient use of land and infrastructure and support transit viability; providing flexibility to 
capitalize on employment opportunities; supporting a range and mix of housing options; improving 
the integration of land use planning with planning and investment in infrastructure and public 
service facilities and providing for different approaches to manage growth that recognize the 
diversity of communities in the Greater Golden Horseshoe. 

5.2.1 Built-up Area
The subject lands are located within the Built-up Area, as delineated in the City of Guelph Official 
Plan.  In accordance with policy 2.2.2 of A Place to Grow, a minimum of 50 percent of all residential 
development occurring annually within the City of Guelph will be within the Built-up Area.  It is 
noted, that the annual minimum intensification target contained the City of Guelph Official Plan is 
currently 40 percent.  

In accordance with Policy 2.2.2.3 municipalities will develop a strategy to achieve the minimum 
intensification target through encouraging intensification generally, throughout the built-up area 
and ensuing lands are zoned and development is designed in a manner that supports the 
achievement of complete communities.   

Complete communities are defined as: 

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

The subject lands are located within the delineated Built-up Area on lands designated for residential 
development.  The proposal will result in the intensification and infill of residential properties at a 
density higher than currently exists, resulting in a total of 162 dwelling units. It will support the 
achievement of complete communities by providing a range of unit types of differing forms, 
including eight single-detached houses and 154 stacked townhouse dwelling units. The subject 
lands are located proximate to existing public transit and public service facilities, recreational uses 
and commercial uses.  
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5.2.2 Housing
Section 2.2.6 of A Place to Grow provides policies to support the achievement of complete 
communities. Specifically, Section 2.2.6.2 states that municipalities will support the development of 
complete communities by: planning to accommodate forecasted growth to the horizon of this Plan 
(2051); planning to achieve the minimum intensification target and density targets; considering the 
range and mix of housing options and densities of the existing housing stock; and planning to 
diversify the overall housing stock across the municipality  

The proposed redevelopment will assist the City of Guelph in achieving the intensification targets 
through the infilling of the subject lands with a higher density residential development. The 
proposed single-detached and townhouse dwellings contribute to the range and mix of housing 
options in the City and will help meet various demographic needs of future and current residents, 
while maintaining compatibility with the surrounding neighbourhood. The proposed 
redevelopment will make use of and support existing and planned transportation options, including 
public and active transit, and non-residential uses located within the area.   

Based on the above, it is concluded that the proposed Zoning By-law Amendment conforms 
to the policies of the A Place to Grow.  

5.3 City of Guelph Official Plan 
The City of Guelph Official Plan (the “Official Plan”) was adopted by Council on November 1, 1994 
and approved by the Minister of Municipal Affairs on December 20, 1995.  It has since been 
comprehensively amended.  It is noted that the City is currently undertaking an Official Plan Review, 
which reviewed in more detail at Section 5.4 of this Report. 

5.3.1 Built-up Area and Intensification
The subject lands are located within the Built-Up Area and the portion of the subject lands with 
frontage on Gordon Street is located within an Intensification Corridor of the City of Guelph on 
Schedule 1 of the Official Plan (Figure 7).  The Built-Up Area has been delineated in accordance 
with the A Place to Grow. 

Section 3.7.1 of the Official Plan provides that significant portions of new residential growth will be 
accommodated within the Built-Up Area through intensification. The current residential 
intensification target for the built-up area is 40 percent.  

The proposal represents intensification within the Built-Up Area and addresses the general 
intensification policies of the Official Plan, set out at Section 3.7.3, as follows: 

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

• The proposed redevelopment represents the infilling of an underutilized lot within an
intensification corridor;
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• The proposed redevelopment is compatible with surrounding land uses and will
diversify residential land uses within the community;

• The proposed stacked townhouse component will contribute to the range and mix of
housing within the community;

• The density proposed is higher than presently exists on the subject lands and
incorporates appropriate transitions to adjacent lands. The single-detached dwelling
component will serve as a transition of built form from the surrounding community to
the higher density stacked townhouse component that will be oriented towards Lowes
Road and Gordon Street and mid-rise building located adjacent to the development
lands.

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

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

Based on the foregoing, the proposal represents appropriate intensification within the built-up area 
that will contribute to the City’s intensification target. 

The purpose of Intensification Corridors is to provide for mixed-use developments that is close to 
transit services. They will be planned to achieve a mix of land uses with increased densities.  The 
Official Plan defines Intensification Corridor as: “Intensification areas identified along major roads, 
arterials or higher order transit corridors that have the potential to provide a focus for higher density 
mixed-use development consistent with planned transit service levels.” 

The proposed redevelopment is consistent with the purpose of the Intensification Corridor 
designation. The portion of the subject lands identified as Intensification Corridor is limited to the 
Gordon Street parcels. This portion of the proposed development is planned to accommodate 16 
stacked townhouse units, which is considerably higher in density than the four single detached 
dwellings currently residing on the lands. The subject lands are also conveniently located to existing 
public transit and a variety of land uses.  

5.3.2 Residential Designation
The subject lands are designated ‘Medium Density Residential’ and ‘Low Density Residential’ on 
Schedule 2: Land Use Plan of the Official Plan (Figure 8). Specifically, 1563-1579 Gordon Street and 
42 and 48 Lowes Road are designated ‘Medium Density’ and 164, 174, 182 Dawn Avenue are 
designated ‘Low Density’. 

Permitted uses for the Medium Density Residential designation are set out at Section 9.3.4 of the 
Official Plan and include multiple unit residential buildings such as townhouses and apartments. 
The maximum height is six (6) storeys and the maximum density is 100 units per hectare.  

Section 9.3.2.1 of the Official Plan provides that the Low Density Residential designation permits 
detached, semi-detached and duplex dwellings; and multiple unit residential buildings, such as 
townhouses and apartments.  The maximum building height is three (3) storeys and the maximum 
net density is 35 units per hectare, with a minimum of 15 units per hectare.   
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The proposed redevelopment is permitted by the Official Plan.  The Medium Density Residential 
designation applies to the stacked townhouse component of the development. The stacked 
townhouse component proposes a maximum height of 3.5 storeys and a density of 82.7 units per 
hectare. The Low Density Residential designation applies to the single detached dwelling component 
of the development. The dwellings are proposed to be 2 storeys in height with a density of 30.6 
units per hectare. The overall density of the proposed development is 76.36 units per hectare. 

Section 9.3.1.1 of the Official Plan contains development criteria for multi-unit residential buildings 
and intensification projects.  These criteria are intended to be used to assess development proposals 
for multi-unit residential development within all residential designations and for intensification 
proposals within existing residential neighbourhoods.  Table 2 below provides an assessment of 
how these policies have been addressed: 

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

The proposed redevelopment has been 
designed to be compatible with the 
surrounding neighbourhood.  The following 
compatibility considerations have been 
incorporated in the design: 
• Single detached dwellings located Dawn

Avenue to serve as a transition from the
adjacent homes to the higher density
stacked townhouse component;

• The stacked townhouse component will
be adjacent to the existing townhouse
development located south of the subject
lands, as well as the mid-rise building
located adjacent to the northeast of the
subject lands;

• The buildings have been oriented to
minimize impacts on rear yard amenity
area of the adjacent existing and planned
single detached dwellings;

• The proposed development will result in a
transition in building height within the
block between the existing two-storey
homes along Dawn Avenue to the
adjacent 6-storey building;

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

• The overall development concept will
complement the residential vernacular of
the area and provide visual interest on all
street frontages;
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• The stacked townhouses along Gordon
Street have a setback consistent with the
adjacent multiple residential development;

• Stacked townhouses fronting Gordon
Street and Lowes Road are oriented with
front doors and porches facing the street.

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

The single detached dwellings have lot 
frontages compatible with surrounding 
development. 

The residential development can be 
adequately served by local convenience and 
neighbourhood shopping facilities, schools, 
trails, parks, recreation facilities and public 
transit. 

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

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

The vehicular traffic resulting from the proposal 
is not expected to have an impact on adjacent 
roads or intersections.  No access will be 
provided from Gordon Street. 

A Transportation Impact Study has been 
prepared in support of this application and the 
City is set to complete upgrades to Gordon 
Street between Lowes Road and Edinburgh 
Road to include left turn lanes and multi-use 
paths starting in 2023. 

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

Vehicular access for the townhouse 
component will be accommodated by a 
private driveway. The driveway has been 
positioned such that it minimizes impacts on 
adjacent residential properties. 

Parking for the townhouses has been provided 
in driveway, garage and surface parking spaces. 
The parking provided exceeds the 
requirements of the Zoning By-law and is not 
anticipated to have an impact on nearby 
surrounding streets.  

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

As confirmed through the findings of the 
Functional Servicing and Stormwater 
Management Report, the proposed 
redevelopment can be adequately serviced 
through connections to existing infrastructure. 
Amenity area for residents has been 
accommodated in rear yards for the single 
detached dwellings and balconies and porches 
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and a central outdoor amenity area for the 
stacked townhouses. 

Surface parking and driveways shall be 
minimized. 

The proposal includes driveway and garage 
parking where possible, accessed from a 
private road. A surface parking area has been 
included in order to accommodate visitor 
parking and meet the parking regulations as 
outlined in the Zoning By-law.   

Single detached dwellings will have driveways 
connected to Dawn Avenue.  

The townhouse units will be accessed from a 
single internal private road connected to 
Lowes Road.  

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

The proposed redevelopment does not 
include any new street networks. 

Pedestrian, cyclist and vehicular connectivity 
for the proposed development is 
accommodated via a sidewalk, walkway and 
internal private driveway connected to existing 
streets.  

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

The Functional Servicing and Stormwater 
Management Report includes a grading plan 
designed to ensure there will be no adverse 
impacts on adjacent properties. 

The proposed redevelopment can be 
adequately serviced through existing 
municipal infrastructure and therefore no 
impacts are anticipated on adjacent properties. 

The maximum height of the proposed 
buildings is 3.5 storeys. Therefore, there will be 
no microclimatic conditions on adjacent 
properties.  

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

Matters related to public safety, including site 
lighting, fire routes will be addressed at the site 
plan stage. 

The proposed redevelopment will not impact 
accessibility to open space, parks, and trails of 
the Natural Heritage System.  
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The conservation and integration of cultural 
heritage resources, including identified key 
public views can be achieved subject to the 
provisions of the Cultural Heritage Resources 
Section of this Plan. 

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

Based on the foregoing, the proposed redevelopment adequately addresses the development 
criteria for multi-unit residential buildings and intensification projects established in the Official Plan. 

5.3.3 Urban Design
Section 6 of the Official Plan contains detailed Urban Design policies which apply to all development 
in the City.  An Urban Design Brief has been prepared in support of the zoning by-law amendment 
application and provides a detailed analysis of the proposed redevelopment against the Urban 
Design policies of the Official Plan and the City of Guelph Urban Design Manual. 

The Urban Design Brief contains conclusions that the proposed redevelopment has been designed 
to be sensitive to its context and provide appropriate design measures to transition from existing 
residential homes.  The placement, scale, massing and character of the buildings will complement 
the surrounding neighbourhood and not have adverse impacts on adjacent properties.  The internal 
driveway, pedestrian connections and street edge formed will promote walking and a pleasant 
streetscape. The new homes will have a high quality of design and materials.  The proposed 
redevelopment supports the urban design objectives of the Official Plan. 

5.3.4 Transportation
Section 5 of the Official Plan provides that the City’s transportation system will be designed to serve 
the existing and proposed land use pattern and facilitate efficient, safe, convenient and energy 
efficient movement throughout the City.   

The subject lands are well-located with respect to the City’s existing road network and have 
convenient access to the existing network of arterial, collector, and local roads. Gordon Street and 
Clair Road are classified as Arterial Roads, Clairfields Drive is classified as a Collector Road, and Lowes 
Road and Dawn Avenue are classified as Local Roads (Figure 9).  

The subject lands are also in the vicinity of the City’s Trail Network identified on Schedule 6 of the 
Official Plan (Figure 10). There are existing City trails to the north, west and south of the subject 
lands, including trails that are integrated with Preservation Park. Further, the proposed 
redevelopment will be efficiently connected to the City’s existing sidewalk network. Sidewalks 
presently exist along Gordon Street, Lowes Road and Dawn Avenue and the townhouse component 
will feature an internal sidewalk connected to Gordon Street and Lowes Road.   

There are existing public transit facilities located proximate to the subject lands including bus routes 
99 (Mainline), 5 (Goodwin) and On-Demand service. These existing transit routes provide public 
transit access to a range of destinations in the City.  
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The proposed redevelopment will take advantage of the existing transportation networks 
surrounding the subject lands and will not require the expansion of any facilities or the creation of 
new infrastructure.  In accordance with Section 5.1.3, the proposed redevelopment will not result in 
any undue financial burden on the City as no upgrades to existing transportation infrastructure will 
be required.   

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

• The stacked townhouse component of the proposed redevelopment includes provisions
for active transportation as a sidewalk has been provided throughout the site and is
connected directly to the existing sidewalk network along Lowes Road and includes a
walkway connection to Gordon Street.

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

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

• Unbundled parking and adequate bicycle parking are recommended to be incorporated.

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

5.3.5 Affordable Housing
Section 7.2 of the Official Plan contains policies regarding affordable housing. Section 7.2.1.2 states 
that the annual affordable housing target requires that an average of 30% of new residential 
development city-wide constitute affordable housing.  The target includes an annual target of 27% 
affordable ownership units and an annual target of 3% affordable rental housing units.   

The proposed redevelopment is not intended to be affordable housing, as defined in the Official 
Plan.  However, the proposal contributes to housing affordability more generally as it results in the 
redevelopment of underutilized lands with a higher density than presently exists.  The proposal 
supports the affordable housing policies set out at Section 7.2.2.4 of the Official Plan as follows: 

• The proposal includes 154 stacked townhouse units and a density of 82.7 units per hectare.
Typically, stacked townhouse units are considered to be more affordable than single
detached dwellings. As a result, the proposed redevelopment minimizes the cost of
housing and facilitates a compact urban form.

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

• The proposed redevelopment can be adequately serviced by existing infrastructure which
minimizes servicing costs.
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• The subject lands are located in an area served by existing transit and located close to other
services, including shopping, parks and community facilities.  The location of the lands to
nearby services and amenities supports and affordable lifestyle.

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

5.3.6 Natural Heritage
The subject lands are located adjacent to lands within the City’s Natural Heritage System, 
as illustrated on Schedule 4 of the Official Plan (Figure 11). Specifically, the adjacent natural 
heritage features include a portion of the Hanlon Creek Swamp Provincially Significant Wetland 
(PSW), locally significant wetlands, significant woodlands, SAR habitat, candidate significant 
wildlife habitat (SWH), Hanlon Creek tributary, and the potential for locally significant species. A 
small linear Restoration Area is located along the southern boundary of the subject lands, 
which includes a proposed City trail (Figures 11-13)  Significant natural heritage features on the 
subject lands include one butternut candidate and potential SAR bat habitat.

Sections 4.1.1.6-13 provides policies on lands adjacent to a specific natural heritage feature or area.  
The policy directs that an Environmental Impact Study is required to assess the potential impacts of 
the proposed activities and recommend appropriate setbacks (buffers) from the natural feature or 
area within the adjacent lands to ensure no negative impacts occur.   

Accordingly, an Environmental Impact Study was undertaken in support of the proposed 
development. This study confirms that there will be no negative impact as a result of the proposed 
development.  Recommendations to minimize impacts are outlined in the EIS. 

5.3.7 Official Plan Conclusion
Based on the foregoing, the proposed redevelopment conforms to the City of Guelph Official Plan. 
The proposal will result in the intensification of underutilized lands in a manner that is compatible 
with the surrounding neighbourhood.  The subject lands are designated Medium Density Residential 
and Low Density Residential, which permit the proposed redevelopment. Single detached 
dwellings, with a density of 30.6 units per hectare, are proposed for the portion of the lands 
designated Low Density Residential and stacked townhouses, with a density of 82.7 units per 
hectare are proposed for the portion of the lands designated Medium Density Residential.  The 
proposed Zoning By-law Amendment conforms to the Official Plan.   

5.4 Draft Official Plan Amendment 80
The City of Guelph released the Draft OPA 80 in February 2022. The purpose of the OPA is to align 
the Official Plan with provincial legislation, including the A Place to Grow (2020) and Planning Act 
(2020).  

The OPA 80 includes updates the growth strategy to align with the targets provided in A 
Place to Grow. These changes include planning to the horizon of 2051. The OPA 
includes the following relevant updates to section 3.4 Delineated Built-up Area and General 
Intensification: 

• The minimum intensification target for the delineated built-up area is as follows: a minimum
of 46% of all residential development occurring annually will be within the delineated built-
up area.
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• To support the achievement of the minimum intensification target, vacant or underutilized 
lots, greyfield, and brownfield sites will be revitalized through the promotion of infill 
development, redevelopment and expansions or conversion of existing buildings. 

• Development within the delineated built-up area will be encouraged to generally achieve 
higher densities than the surrounding areas while achieving an appropriate transition of 
built form to adjacent properties. 
 

The proposed redevelopment is consistent with the growth objectives for the built-up area. The 
proposed redevelopment will help meet the 46% intensification target by proposing an infill 
development on underutilized parcels at a higher density than what currently exists.  
 
Draft OPA 80 maintains the Low Density Residential and Medium Density Residential designations 
(Figure 14).  However, minor adjustments to the boundary of the Medium Density Residential 
designation are proposed to reflect the limits of existing property lines.  The portion of the subject 
lands fronting on Dawn Avenue continues to be designated Low Density Residential and the 
remaining portion of the subject lands continues to be designated Medium Density Residential.  
The following changes to the Low Density Residential designation apply: 
 
• Maximum height is 3 storeys in the built-up area; 
• Maximum density is 35 units per hectare in the built-up area; and 
• Maximum density is 60 units per hectare in greenfield areas and for sites located on arterial 

roads within the built-up area, including townhouses and apartments. 
 
The proposed development conforms to the Low Density Residential Designation.  
 
The policies for the Medium Density Residential designation are largely unchanged as they apply to 
the proposed development.  As such, the proposed development conforms to the Medium Density 
Residential Designation.  
 
Finally, draft OPA 80 proposes to remove the Intensification Corridor that applies to the portion of 
Gordon Street adjacent to the subject lands.  
 
In summary, the proposed redevelopment is consistent with the draft OPA 80. 

5.5 Gordon Street Intensification Corridor  
The City of Guelph has developed urban design concept plans for the Gordon Street Intensification 
Corridor between Stone Road and Clairfields Drive. This document is intended to illustrate a 
cohesive vision for the future planning and intensification of Gordon Street. Design direction is given 
to seven sites along Gordon Street to demonstrate potential future development scenarios in the 
event they are redeveloped.  

The subject lands are identified as being part of Site 7, consistent the Official Plan, which designates 
the lands ‘Intensification Corridor’ and ‘Medium Density’. The Official Plan permits multiple 
residential buildings with a maximum height of six storeys and residential density of up to 100 units 
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per hectare. New development should be oriented towards arterial and collector roads (Gordon 
Street is Arterial).  

The proposal includes the intensification of lands that are currently underutilized within an 
identified intensification area. The proposed redevelopment includes the construction of new single 
detached dwellings as well as multiple residential dwellings in the form of stacked townhouses, 3.5 
storeys in height. The proposal addresses the design considerations for Site 7.   

The proposed redevelopment plan has been developed with consideration to the Gordon Street 
Intensification Corridor considerations for Site 7. The proposed redevelopment, in combination with 
the adjacent planned development at the corner of Lowes Road and Gordon Street, will implement 
the above considerations and provide a mix of land uses, diversify the housing stock, and generally 
provide for an urban form that is consistent with the considerations outlined in the Gordon 
Intensification Corridor document. Further considerations and analysis of the urban design of the 
proposed development is provided in the Urban Design Brief that has been prepared as part of the 
Zoning Amendment application.  

5.6 Zoning By-law Analysis
The subject lands are zoned R.1B (Residential Single Detached) by the City of Guelph Zoning By-law 
(Figure 5). The existing zoning does not permit the proposed redevelopment. 

In order to facilitate the proposed development, a zoning amendment is required. The amendment 
proposes to rezone the subject lands into two categories (Figure 6), as follows: 

• To change the ‘R.1B’ zone to ‘R.1D’ for the single detached dwelling component. No site
specific provisions are requested.

• To change the ‘R.1B’ zone to ‘R.3A’ with site specific provisions for the stacked townhouse
component.

The site specific regulations for the R.3A zone are required to establish appropriate regulatory 
standards for the proposed redevelopment.  The following site specific regulations are requested: 

• A maximum density of 83 units per hectare, whereas 60 units per hectare are permitted;
• A minimum lot area of 120m² per dwelling unit, whereas 150m² is required;
• A minimum lot frontage (Dawn Avenue) of 11 metres, whereas 18 metres is required;
• A maximum building height of 3.5 storeys (14.5m), whereas 3 storeys is permitted;
• A minimum private amenity area of 9m² per unit; whereas 10m² per unit is required;
• A maximum of 32 dwelling units in a row, whereas 12 units in a row is permitted; and
• Notwithstanding the creation of property boundaries between units or common elements

by registration of a plan of condominium or severance, the zoning regulations for
development in the R.3A-xx zone shall be applied to the entirety of the block of land zoned
R.3A-xx, and not the individual units created through plan of condominium registration or
severance.

It is noted that the proposed redevelopment has been designed generally in accordance with the 
zoning regulations of the R.3A zone contained in the Zoning By-law. The Zoning By-law has been 
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prepared to implement the Official Plan policies and represents current standards for 
redevelopment in the City of Guelph. 
 
The following provides a rationale for the site specific provisions requested for the R.3A-xx zone 
(stacked townhouse component): 
 
Maximum Density  
The maximum density proposed is 83 units per hectare, whereas the maximum permitted density 
is 60 units per hectare.  
 
The portion of the subject lands proposed to be zoned RA3-xx are designated Medium Density 
Residential. The Medium Density Residential designation permits a density of 100 units per hectare. 
The proposed density for the R.3A-xx zone conforms to the maximum density permitted by the 
Official Plan.   The subject lands are located in an area with a variety of existing land uses, are well 
connected to the road network, and provide convenient access to public transit and active 
transportation infrastructure.  
 
The subject lands are located in the built-up area of Guelph, which have an intensification target of 
40 percent. In order to achieve this target, the City will require steady development in a compact 
form with a range of housing types that will assist in maintaining a consistent growth rate. The 
proposed development will support the growth strategy by providing 154 townhouse units on 
lands that are currently underutilized in the built-up area.   
 
Lot Area 
The minimum lot area per unit requested is 120m², whereas the R.3A zone requires a minimum of 
150m² per unit. 
 
The proposed lot area per unit reflects the request for a density of 83 units per hectare, which 
conforms to the density permitted by the Medium Density Residential designation that applies to 
the portion of the subject lands to be zoned R.3A.  
 
Further, the requested lot area will facilitate the compact redevelopment of the subject lands. The 
proposed redevelopment is designed to be compatible with the surrounding neighbourhood and 
has been designed in consideration of the multi-unit residential development and intensification 
criteria set out in the Official Plan. The proposed redevelopment has been efficiently designed and 
provides both private and common amenity area, landscape open space and exceeds minimum 
parking space requirements of the Zoning By-law. 
 
 
Lot Frontage 
The zoning by-law amendment includes site specific requests related to a minimum lot frontage 
(Dawn Avenue) requesting 11 metres, whereas 18 metres is required. 
 
The subject lands are irregularly shaped with frontage on Dawn Avenue, Gordon Street and Lowes 
Road.  In order to establish compatibility with the surrounding neighbourhood, single detached 
dwellings have been oriented along Dawn Avenue, with higher densities on the eastern portion of 



22 

the subject lands. The only portion of the stacked townhouse development with frontage on Dawn 
Avenue is the emergency access.  The emergency access has been oriented towards Dawn Avenue 
as access to Gordon Street is not permitted.   

As a result of the configuration of the proposed development, the technical lot frontage of the 
proposed R3A-xx zone is considered to be along Dawn Avenue, based on the definition of frontage 
in the zoning by-law. The proposed development has been oriented towards Gordon Street and 
Lowes Avenue, both of which have frontages which exceed the minimum requirements of the 
Zoning By-law.  The reduction to the lot frontage is considered to be technical.   

Maximum Height  
A maximum building height of 3.5 storeys (14.5m) is requested, whereas 3 storeys is permitted by 
the R.3A-xx zone.  

The proposed increase to the maximum building height is required to permit well-designed stacked 
townhouses.  The maximum height is less than the maximum height of 6 storeys permitted in the 
Medium Density Residential Designation.   

The maximum building height is considered to be appropriate as it will facilitate the transition in 
density between the surrounding low density residential uses to the west and north and the 
adjacent six storey building located at the south-west corner of Gordon and Lowes (Reign condos).  
The limit of 14.5 metres to the maximum height is intended to provide clarity in the interpretation 
of the 3.5 storey maximum height requested.  

Private Amenity Area 
A minimum private amenity area of 9m² per unit has been requested, whereas 10m² per unit is 
required. 

The reduced private amenity area applies to the upper units of the stacked townhouses only.  Lower 
level units exceed the maximum private amenity area requirement. The proposed reduction of one 
square metre is required to reflect the proposed building design. Further, sufficient amenity space 
will be provided within the proposed stacked townhouse development as the common amenity 
area provided exceeds the minimum requirements of the Zoning By-law.  

Maximum dwelling units in a row  
A maximum of 32 dwelling units in a row is requested, whereas 12 units is permitted. 

The increase to the maximum number of dwelling units in a row reflects the stacked townhouse 
design as units are divided both horizontally and vertically. As a result, more units are located within 
a block than in a traditional street or cluster townhouse block. 

Based on the foregoing, the proposed Zoning By-law Amendment and site specific 
regulations are considered to be appropriate for the efficient redevelopment of the subject 
lands and conform to the Official Plan. 
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City of Guelph Official 
Plan- Schedule 5: 
Road & Rail Network
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City of Guelph Official 
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6.0 Technical Reports 

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

• Sanitary servicing will be provided via connections to the existing sanitary sewer located on 
Dawn Avenue. 

• Water servicing will be provided via a connection to the existing watermain on Dawn Ave. 
An extension to the watermain will be installed to service the stacked townhouse 
component. 

• The existing hydrologic regime is generally maintained under proposed conditions through 
infiltration of the majority of the site. 

• Quality and quantity control requirements are achieved by way of a treatment train 
approach consisting of CB Shields, OGS units, isolator rows and multiple infiltration galleries. 

• Proposed peak flow rates to Lowes Road and Dawn Avenue for the 2-, 5-, and 100-year 
storms are less than existing conditions peak flow rates. 

• The subsurface infiltration facilities enhance groundwater recharge to reduce the site’s 
runoff volume and maintain the existing infiltration water balance. 

• The site achieves a water balance and enhances groundwater recharge via on-site 
infiltration strategies. 

• Native soils are generally considered acceptable for reuse on-site. 
• The following preliminary erosion and sediment control measures are recommended: 

o Silt fence before grading to protect downstream lands 
o Install erosion control matting on steep slopes 
o Provide a mud mat at construction entrances to minimize transportation of 

sediment 
o Direct run-off via swales and erosion control berms 
o Install temporary rock check dams in swales 
o Catchbasins are to be sealed until roads are paved  
o Stabilize disturbed areas not subject to construction activities within 30 days. 

• There is existing overhead and underground utility infrastructure on Dawn Avenue, Lowes 
Road and Gordon Street, including existing infrastructure for Alectra, Enbridge gas, Bell 
Canada, Rogers Cable. 

The Functional Servicing and Stormwater Management Report demonstrates that the proposed 
development can be adequately serviced with municipal sewage, water services and utilities.   
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6.2 Traffic Impact Study 
Paradigm Transportation Solutions Limited was retained to complete a Traffic Impact Study in 
support of the Zoning By-law Amendment application. The purpose of the study is to estimate the 
site traffic, assessment of future traffic within the study area for a five year horizon (2030) and identify 
safety concerns and mitigation measures. The study area intersections include Gordon Street and 
Lowes Road, and Lowes Road and Site access. The study provides the following findings and 
conclusions: 

• The main roadways within the study area are Gordon Street and Lowes Road west. 
• The proposed development is forecast to generate 78 morning peak hour trips and 96 

evening peak hour trips. 
• Observed intersections are forecast to operate at an acceptable level by 2030 in the 

background and total horizon. 
• No left-turn lane is warranted. 

In terms of Transportation Demand Management, the study concludes: 
• There are several transit routes in the vicinity of the subject lands; 
• It is recommended that the development provide sufficient bicycle parking; 
• The developer consider unbundling parking from the cost of the stacked townhouse units. 

6.3 Hydrogeological Assessment  
Stantec Consulting Ltd., was retained to complete a Hydrogeological Assessment to assess the 
baseline groundwater conditions and evaluate the proposed developments impact on existing 
hydrogeological regime. The Assessment concludes that: 

• Stratigraphic conditions beneath the site consist predominantly of surficial topsoil and/or 
fill overlying native deposits of sand and gravel to gravelly sand. Sandy silt to sandy silty clay 
till was encountered underlying the sand and gravel deposits at some locations. 

• Groundwater elevation contours generally mimic the prevailing topography of the subject 
lands, with groundwater flowing in a west to southwest direction towards Hanlon Creek 
PSW, with portions of the wetland down gradient of the subject lands being identified as a 
groundwater discharge/recharge feature. 

• To assist in mitigating reduced infiltration, runoff captured by post-development 
impervious surfaces will be directed to the proposed infiltration gallery. The groundwater 
recharge function will be unaffected. 

• The proposed development poses no threat to the quantity of source water available for 
use by local municipal production wells. 

• There is a presence of wells on site and on nearby properties. It is likely that some of these 
wells are no longer in use, however, there is potential that some remain in use.  The majority 
of the wells are deeper installations and no private well interference is predicted. 

• Further dewatering assessments are recommended to determine dewatering volumes and 
associated water taking permitting requirements. 
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6.4 Geotechnical Report 
Stantec Consulting Ltd., was retained to complete a Geotechnical Investigation Report to determine 
the groundwater subsurface conditions and soil characteristics by the drilling of nine boreholes. The 
Report concludes that: 

• The soil conditions consisted of topsoil, fill and fill underlain by sand and gravel, sandy gravel 
and sand deposits. Glacial till deposits were also contacted underlying the granular 
deposits. Groundwater levels were measured at a depth of 3.3 metres to 4 metres; 

• The undisturbed native soils and engineered fill will be suitable to support the proposed 
development. Some of the existing fill may be suitable for re-use. Additional imported fill 
materials should include granular materials or materials similar to the native soils.  

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

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

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

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

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

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

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

6.6 Noise Feasibility Study 
Stantec Consulting Ltd.  was retained to conduct a noise feasibility study for the proposed 
development to determine the nose impact on the subject lands.  The report conclusions provide 
that: 

• The primary source of noise is road traffic generated from Gordon Street, with other 
stationary noise located north of the subject lands. 

• The stationary noise was predicted to be at or below the MECP and City criteria, therefore 
no mitigation measures are required. 

• Based on road traffic noise level predictions, noise warning clauses are required for affected 
units 
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• Enhanced building components are further required for Bock G to mitigate the impact of
road traffic noise and be incompliance with applicable noise criteria.

6.7 Stage 1 Archaeological Assessment
Stantec Consulting Ltd. was retained to undertake a Stage 1 Archaeological Background Study. The 
findings and recommendations of the study provide that the study area retains archaeological 
potential due to its location and distance to water courses. Specifically, the study area is located 
within proximity to a watercourse that branched off the Grand River, which is a historical 
transportation route, with soil conditions also being suitable for Indigenous and Euro-Canadian 
agriculture. The Stage 1 Archaeological Study concludes that a Stage 2 archaeological assessment 
is required. The purpose of a stage 2 assessment will be to document archaeological resources 
within the study area and to determine whether these identified resources require further 
assessment. 

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

6.8 Scoped Environmental Impact Study
Natural Resource Solutions Inc., was retained to complete an EIS for the proposed redevelopment. 
The EIS was scoped by the City of Guelph to focus on assessing potential impacts to the adjacent 
natural features (the PSW and associated Significant Natural Areas as mapped by the City of Guelph 
in the 2021 Official Plan), from changes to groundwater conditions. The Study concludes that no 
negative impacts will occur as a result of the proposed development and changes in local 
groundwater hydrology. Overall, the study provides that: 

• Significant natural heritage features on the subject lands include one butternut candidate
and candidate habitat for Species At Risk ("SAR") bats.

• Adjacent natural heritage features include the Hanlon Creek Swamp Provincially
Significant Wetland (PSW), locally significant wetlands, significant woodlands, candidate
SAR habitat, candidate significant wildlife habitat (SWH), Hanlon Creek tributary, and the
potential for locally significant species.

• A wetland water balance risk evaluation was completed to evaluate potential effects on
adjacent significant natural features.  Although the overall risk was considered to be high,
the impact is expected to be minimal.

• A monthly water balance was completed to determine whether proposed changes will
significantly alter the form or function of the PSW. The results of this analysis demonstrate
that no negative impact will occur as a result of the development and local change in
groundwater hydrology.

• Recommendations to minimize direct, indirect, induced and cumulative impacts includes: a
robust monitoring program  to gather data related to fish, wildlife, invertebrate and
vegetation communities, as well as groundwater and surface water monitoring and water
chemistry monitoring.
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• There are a total of 208 trees on the subject lands, 178 of which are proposed to be removed
as a result of the grading. Of the 178 trees to be removed, 26 are exempt from
compensation as they are in poor condition and 152 require compensation.

• Tree protection measures and recommended mitigation measures were provided
including: temporary tree protection fencing, erosion and Sediment Control fencing, and
tree removal timing windows

6.10 Phase I ESA
Stantec Consulting Ltd., was retained to conduct a Phase I Environmental Site Assessment of the 
subject lands. The purpose of the ESA is to assess if evidence of potential or existing environmental 
contamination exists in connection with the lands as a result of activities on the subject lands. The 
report concludes that: 

• Concentrations of zinc were identified in shallow soil samples, however, zinc occurs
naturally in the Guelph area and is not considered a contaminant of concern;

• Concentrations of chromium and lead were identified in shallow soil samples, however,
these were not expected to propose a risk to future residents, provided they are covered
with buildings, hardscape, paved areas or imported fill to prevent exposure post-
development;

• Should ground disturbance activities occur in areas where cadmium and lead
concentrations were found, as a precaution, it is recommended to avoid relocating this soil
to the surface.

• Based on the age of the buildings on the lands, asbestos and lead containing materials may
be present. Future demolition should be completed in accordance with hazardous
materials assessments.

6.9 Tree Inventory and Preservation Plan
Natural Resource Solutions Inc., was retained to complete a Tree Inventory and Preservation Plan 
(TIPP) in conjunction with a scoped Environmental Impact Study (EIS). The tree inventory was 
completed by Stantec and analyzed by NRSI.  Tree Inventory and Preservation Plan for the proposed 
development. The TIPP concludes that: 
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7.0 Public Consultation 
The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that applicants 
submit a proposed strategy for consulting with the public with respect to an application as part of 
the ‘complete’ application requirements.  This section summarizes the proposed Public 
Consultation Strategy.  

The public consultation process for the proposed Zoning By-law Amendment application is 
anticipated to follow the Planning Act statutory requirements.  The following points of public 
consultation are proposed: 

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

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

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

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

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

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

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

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

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

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

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

Respectfully submitted,  

MHBC  

 

Dave Aston, MSc, MCIP, RPP     Emily Elliott, BES, MCIP, RPP 

Vice President & Partner      Associate 
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City Hall 

1 Carden St 
Guelph, ON 

Canada 
N1H 3A1 

 
T 519-822-1260 

TTY 519-826-9771 

 
guelph.ca 

January 24, 2022 

MHBC Planning 

200-540 Bingemans Centre Dr   

Kitchener, ON N2B3X9 

eelliott@mhbcplan.com 

Dear Ms. Elliot / Attn: Mr. Aston   

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

Committee meeting on December 8, 2021 to discuss the proposal and complete 

application requirements for the lands located at 1563-1579 Gordon, 42 and 48 Lowes, 

164, 174,182 Dawn. 

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

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

complete under the Planning Act. 

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

staff noted on the attached form. 

 

 

Chris DeVriendt 

Manager of Development Planning 

Planning & Building Services 

Infrastructure, Development & Enterprise 

T 519-822-1260, ext. 2360 

F 519-822-4632 

E chris.devriendt@guelph.ca 

Attachments:  

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

Site Address: 1563-1579 Gordon, 42 and 48 Lowes, 164, 174,182 Dawn 

Existing Official Plan Designation: Low Density & Medium Density Residential 

Existing Zoning: R.1B - Single Detached  

Application Type: Rezoning to permit mixed density townhomes (134 stacked units 

and 104 four-storey units) and 9 single-detached dwellings along Dawn Avenue. 

Plan of Subdivision    Official Plan Amendment 

Zoning By-law Amendment  Plan of Condominium 

Application Fees: 

Application City of Guelph GRCA 

Zoning By-law 

Amendment 

(Major) 

$17,378.70 (2022 Application Fee) 

- $450.32 (2021 Pre-con Fee) 

$16,928.38 plus Development 

Agreement Fee (if Development 

Agreement required) 

Please contact GRCA directly 

to confirm fees and make 

payment. 

 

Cheques are payable to the City of Guelph. Electronic funds transfers are currently being 
accepted for planning applications. Please contact planning@guelph.ca prior to making 
a payment. 
 

Please contact GRCA@grandriver.ca to organize payment method. Separate payments 

from the City’s fees are required for the GRCA fee.  Applicants are encouraged to consult 

with GRCA staff prior to submission of all applications to determine the extent and nature 

of the information required to accompany the application, and to confirm the appropriate 

fee. 

**PLEASE NOTE that all applicable fees are subject to change based on the 

anticipated January 1st (2022) fee schedule changes. Please reach out to Planning 

staff prior to your submission to confirm fee** 

 

X  

 

mailto:planning@guelph.ca
mailto:GRCA@grandriver.ca
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Submission Requirements 

Reports, Studies, Plans 

(see Appendix for additional details) 

 Required Paper 

Copies 

Notes/Staff  

Completed Application Form (s) X 2 With original Signature 

Conceptual Site Plan 

X 

6 Paper copies to be plotted 

24x36 (ARCH-D) and 

individually folded to 8 ½” x 

11”.  

Please also submit both .pdf 

and .jpeg digital file format 

Planning Justification Report 

(PJR) 
X 

4  

Draft Proposed Zoning By-law 

Amendment 
X - 

Can be included in PJR 

Affordable Housing Analysis X - Can be included in PJR 

Community Energy Initiative 

(CEI) Analysis 
X 

- Can be included in PJR 

Urban Design Brief  X 2  

Streetscape Plan X 4  

Building Elevations/Renderings X 4  

Functional Servicing Report X 2  

Storm Water Management 

Report 
X 

2  

Conceptual Grading & Drainage 

Plan 
X 

2  

Conceptual Erosion and 

Sedimentation Control Plan 
X 

2  

Conceptual Site Servicing Plan X 2  

Feasibility Noise Study X 2  

Hydrogeological Assessment X 2  

Geotechnical Report X 4  

Archaeological Assessment 

Stage 1 & 2 
X 

4  

Tree Inventory/Preservation 

Plan 
X 

2  

Landscaping, Replanting and 

Replacement Plan 
X 

4 *see Env Planning comments 
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Traffic Impact Study X 4 

Truck Turning/Movement Plan X 2 *see Traffic comments

Environmental Impact Study 

(EIS) 
X 

4 

Hydrology Report X 4 *see GRCA comments

Section 59 Policy Applicability 

Review 
X 

4 *see source water protection

comments

Phase I Environmental Site 

Assessment 
X 4 

Digital Submission of all 

plans/reports PDF 
X - 

All plans and documents. 

Other (Specify) 

Additional Staff Comments: 

Planning Review - Michael Witmer 

General comments: 

• Subdivision and the creation of up to 9 single detached lots on Dawn Avenue can

be submitted to the City and reviewed through consent to sever applications. It is

expected that all consent to sever applications will be submitted for review after a

decision is made on the proposed Zoning By-law Amendment. Do not submit the

consent applications prior to a decision on the Zoning By-law Amendment.

• The site is identified as ‘Demonstration Site 7’ in the Council-approved Urban

Design Concept Plans for the Gordon Street Intensification Corridor

(https://guelph.ca/wp-

content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorridor.pdf ).

The portion of the site parallel and immediately adjacent to Gordon Street is an

opportunity for higher density (i.e., mid-rise, multi-residential built form such as

apartments). The current concept plan submitted to the Development Review

Committee shows 10 stacked, three-storey, back-to-back townhouses in this

location. By accommodating more height and density directly along Gordon

Street, it will allow for a better transition in height and density moving further west

towards Dawn Avenue. Another opportunity is having more space on site

become available for a park, common amenity area, landscaped area, etc. More

open space on the site will also likely benefit the overall stormwater management

strategy and water balance.

• A more conventional ‘front-to-back’ townhouse block (2-3 storeys) would be a

better fit accessed just off the private roadway from Lowes Road West. The split

in private roadway to access both the front and back of this block is not the most

https://guelph.ca/wp-content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorridor.pdf
https://guelph.ca/wp-content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorridor.pdf
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efficient or desirable layout. If the rear laneway/roadway is removed, an 

opportunity is presented to incorporate landscaped private or common amenity 

space that would transition better to the existing and established single detached 

dwellings on Lowes Road West. Consider switching this stacked, back-to-back 

townhouse block, with more conventional ‘front-to-back’ townhouse blocks in the 

central portion of the site. 

• The four, four-storey ‘front-to-back’ townhouse blocks on the south portion of the

site have front facades facing rear facades. Switching this mid-block to stacked

back-to-back townhouses would improve this interface.

• Demonstrate how the development will impact and be compatible with the

existing single detached dwellings at 56 and 62 Lowes Road West and 160

Dawn Avenue. These are the final three remaining large-lot single detached

dwellings on Lowes Road West and Dawn Avenue not included in any

redevelopment projects. It is possible these properties could redevelop in the

short to medium term. Could these properties be consolidated into the current

development site? How does the development also allow for a possible

redevelopment and integration of these properties?

• Prior to finalizing design or unit yield, supporting technical studies (i.e.

stormwater management report, EIS, hydrogeology) must first determine all

development constraints on site. This area of the City is known for having an

elevated water table. Please refer to Environmental Planning and Engineering

comments for further information.

• Please ensure road widenings continue to be included on the detailed conceptual

site plan and all other technical drawings.

• Show full Lowes Road West and Gordon Street right-of-ways on all concept and

site plans, including existing driveways across the streets. We need to

understand how the driveways align.

• Overall, Planning staff recommend further preliminary design discussion and

evaluation prior to any formal applications being submitted.

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• A Conceptual Site Plan is required. Please ensure the plan is detailed is in metric

units/scale and includes a detailed zoning chart (additional information below).

Please also include a separate colour/rendered version of the Conceptual Site

Plan which may be used by the City in various Public Notices and Council

Reports/Presentations.

o Please submit both .pdf and .jpeg versions of rendered conceptual site

plan.
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• Please provide a Planning Justification Report (PJR), prepared by a 

Registered Professional Planner (RPP). Please ensure the Planning 

Justification Report justifies in the Planner’s professional opinion how the 

development application(s) complies with the City’s Official Plan (note most 

recent consolidation – June 2021) and all applicable provincial policy (i.e. 

2020 Provincial Policy Statement, 2019 Growth Plan for the Greater Golden 

Horseshoe, etc.). Also, the Planning Justification Report shall include: 

o Reference to and a summary of the findings and recommendations of 

the other required supporting technical reports and studies. 

o Review and comparison to City’s (draft) new Comprehensive Zoning 

By-law. 

o A Public Consultation Strategy (as per O. Reg. 543/06). 

o A detailed parking breakdown (including visitor, barrier-free spaces) for 

all proposed land uses in PJR. Use rates in current Zoning By-law. 

o A Draft Zoning By-law using the City’s current By-law template. Note 

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

2020) and will be provided by staff in advance of your submission.  

o A copy (in an appendix) of the City’s DRC letter outlining the 

requirements for a complete application and how those requirements 

were satisfied. 

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

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

regulation in the R.3B Zone as well as general regulations/provisions (Section 4 

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

guidance: 

 

Regulation Requirement Provided Conforms (Y/N) 

Min. Lot Area 

(assuming 

specialized R.3A 

Zone) 

1,000 m² 18,400 m² Y 

etc etc etc etc 

 

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

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

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

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

apartments). Please demonstrate how the proposed new residential dwelling 

units will meet the City’s Affordable Housing Strategy and associated policies in 

the Official Plan. Please use the definition of “affordable housing” in the City’s 
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Official Plan. This shall be included in the Planning Justification Report in a 

specific section or appendix. 

• Provide a letter/brief that demonstrates how this development will help implement 

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

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

proposed development will contribute to the 25 Actions in the low carbon 

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

specifically action items 1 and 2).  

Urban Design Review - David DeGroot 

General comments: 

• Integration with the adjacent mid-rise development (please show the approved 

site plan as part of the context); 

• Transition to surrounding areas (e.g. 45 angular planes adjacent to single 

detached); 

• 5m mid-block walkways; 

• 3m setbacks around the edges to allow for tree planting; 

• Look for opportunities to save existing trees; 

• Avoid the need for noise walls; and, 

• Facing Gordon will be particularly important (i.e. front doors, pedestrian 

circulation etc.); 

• Pedestrian circulation. 

 

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• An Urban Design Brief is required as per City’s Terms of Reference 

o Review and respond to the Urban Design Concept Plans for the Gordon 

Street Intensification Corridor: https://guelph.ca/wp-

content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorrido

r.pdf  

o The City has prepared Built Form Standards for Mid-rise Buildings and 

Townhouses which should be reviewed in preparing a formal application: 

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

riseBuildingsandTownhouses.pdf  

Heritage Review - Stephen Robinson 

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

https://guelph.ca/wp-content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorridor.pdf
https://guelph.ca/wp-content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorridor.pdf
https://guelph.ca/wp-content/uploads/UDConceptPlansfortheGordonStreetIntensificationCorridor.pdf
https://guelph.ca/wp-content/uploads/BFSforMid-riseBuildingsandTownhouses.pdf
https://guelph.ca/wp-content/uploads/BFSforMid-riseBuildingsandTownhouses.pdf
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• The subject lands have potential for the discovery of archaeological resources.  A

Stage 1 and 2 Archaeological Assessment prepared by a professional consultant

archaeologist will be required as part of a complete development application.

Environmental Planning Review - Jason Elliott 

General comments: 

• The site is within the adjacent lands to Significant Natural Area of the NHS in the

City’s Official Plan.

• The site is in the Hanlon Creek Subwatershed and is within an area known for

having an elevated water table. The Hanlon Creek subwatershed study includes

targets and recommendations which will need to be considered through the EIS.

Consideration must be given to the site’s role for recharge as it relates to the

natural environment (including shallow groundwater) and the proposal must

accommodate any need for mitigation through stormwater management.  As

such, geotechnical and hydrogeological investigations must be undertaken to

support the characterization of water resources (e.g. ground water elevations,

water balance analysis) and to ensure no negative impacts to the NHS. It

appears that only surface parking is being contemplated at this time. If

underground parking is also proposed, potential impacts to water resources also

needs to be analyzed in this regard.  Potential impacts from construction

dewatering must be mitigated and permanent dewatering avoided.  Potential

cumulative impacts that take into account other recent developments in the area

must be assessed and addressed.

• The proposal should incorporate low impact development (LID) measures into

the stormwater management design. In addition, any stormwater management

outlet must be clarified.  If an outlet is proposed to direct stormwater to the

natural environment (i.e. wetlands) or additional volume of stormwater will be

directed to the NHS relative to existing conditions, additional environmental study

requirements (e.g. wetland water balance) may apply. It is recommended that

this be determined early in the process as monitoring of the natural areas may be

required to support the analysis.

• The preliminary concept appears to contemplate removal of all existing trees.

The site is regulated under the City’s Tree By-law and any tree removals will

require authorization from the City.  Additionally, the Urban Forest policies in the

Official Plan require opportunities for protection of hedgerows and individual trees

outside of the NHS to be fully considered through the planning process. The

Urban Forest policies permit impacts to hedgerows and trees provided it is

demonstrated that they cannot be integrated into the urban landscape.
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As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• A scoped Environmental Impact Statement (EIS) is required to ensure that there

are no negative impacts to protected features or their functions in relation to the

proposed development.

o The detailed requirements of the scoped EIS will be determined through

the submission of an EIS Terms of Reference (ToR) to City and the scope

of the EIS should be confirmed through City acceptance of the ToR in

advance of undertaking field studies. Recognizing that the site is

separated from the Significant Natural Area by Dawn Ave and residential

development, it is anticipated that the ecological field studies will be

limited. However, the EIS will need to consider all elements of the

development proposal including potential impacts resulting from the

stormwater management strategy.

o The City's EIS guideline may be of assistance in the preparation of the

ToR and can be found at: https://guelph.ca/city-hall/planning-and-

development/how-to-develop-property/guidelines-preparation-

environmental-impact-studies/

• A Tree Inventory & Preservation Plan, undertaken by a qualified arborist, in

accordance with the requirements of the City’s Tree Technical Manual is

required. Opportunities for protection of existing trees must be considered in the

plan. Where preservation is not possible, as agreed to by the City, compensation

is required.

o A Landscaping, Replanting and Replacement Plan including details for all

compensation being provided through replacement plantings will be

required at detail design.  Compensation requirements are set out in the

City’s Tree Technical Manual. The manual is available online at:

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

Landscape Planning Review – Rory Templeton 

• No Comments

Parks Planning Review - Mallory Lemon 

General comments: 

• There is a planned off-road trail in the Guelph Trail Master Plan within the

adjacent City-owned open space, south of the subject development. Timing for

implementation of the trail is unknown but Park and Trail Development is

https://guelph.ca/city-hall/planning-and-development/how-to-develop-property/guidelines-preparation-environmental-impact-studies/
https://guelph.ca/city-hall/planning-and-development/how-to-develop-property/guidelines-preparation-environmental-impact-studies/
https://guelph.ca/city-hall/planning-and-development/how-to-develop-property/guidelines-preparation-environmental-impact-studies/
https://guelph.ca/living/environment/trees/treetechnicalmanual/


 

 
Page 10 of 18 

supportive of the pedestrian connection to the future trail shown on the concept 

plan. 

• Demarcation along the property line of the existing open space will be required. 

• No construction access or storage of material or equipment will be permitted on 

the City open space.  

 

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• Payment in lieu of conveyance of parkland will be required for this development 

in accordance with Official Plan Policy 7.3.5.6 and Section 17.(c) of Bylaw 

Number (2019) 20366. Final payment in lieu of parkland conveyance will be 

collected in accordance with the rate that is in effect at the time of the issuance of 

the building permit. 

o A narrative appraisal report of the development land will be required to 

determine the CIL amount, at least a month in advance, prior to 

submission of any building permit applications. As per Section 21 of the 

By-law the appraisal is only considered valid for up to a period of one (1) 

year. The appraisal report shall be prepared by a qualified appraiser who 

is a member in good standing of the Appraisal Institute of Canada. The 

property owner is responsible for the cost and to arrange for the appraisal. 

Engineering Review Development - Michelle Thalen 

General comments: 

• Please note that the south end of Guelph has limitations regarding sanitary 

capacity.  The City is currently undertaking a servicing master study with updated 

computer modelling and once an application is formally received, the proposed 

servicing will be reviewed using the model to ensure available capacity.  An 

application can be sent in advance of the formal zoning submission to have this 

reviewed.  This process will take approximately 4 to 6 weeks and will be at a fee 

as per the City's policy.    

 

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• A Functional Servicing Report (FSR) that identifies the servicing needs of the 

proposed development as well as the proposed stormwater management of the 

site.  Please have the consulting engineer request a stormwater management 

criteria from City Engineering staff prior to submission of the FSR; 

• Conceptual grading & drainage plans as well as site servicing plan; 

• A hydrogeological assessment that includes four seasons of groundwater 

monitoring as per the City's Development Engineering Manual (section 5.8); 
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• Geotechnical Report; 

• Noise Feasibility Study as per the City of Guelph Noise Guidelines; 

• Phase 1 ESA as per the City of Guelph Guidelines for Development of 

Contaminated or Potentially Contaminated Sites.  

• Due to the proposed SWM proposal to infiltrate a portion of the clean water from 

the subject lands, please ensure that the groundwater study includes information 

regarding groundwater mounding with the potential influence on the previous 

Reid's development (Rain) at the corner of the Gordon and Lowes as well as the 

surrounding properties. 

Traffic Review - Munshif Muccaram 

General comments: 

• Proposed accesses to be designed in accordance with the Development 

Engineering Manual (DEM). Adequate distance to be provided from adjacent 

access to the proposed northernly access. 

• Access radii cannot extend beyond the limit of a line drawn from the side yard 

property line perpendicular to the street right-of-way. 

• Site plan to identify new access to 1553-1557 Gordon Street and 34 Lowes 

Road, and the new access to 19-59 Lowes Road.  

• Identify any above ground utilities adjacent to and within proposed access and 

single detached units. Minimum of 1.5m clearance to be provided between the 

access and face of the above ground utility.  

• Please confirm if all internal roadways are private roads.  

• Please ensure high quality pedestrian connections exist between the internal 

stacked townhouses, and all surrounding ROWs (Dawn Ave, Lowes Rd W and 

Gordon St). This enhances active transportation feasibility for residents living in 

the stacked townhouses 

• See Site Plan Procedures and Guidelines document for visitor bike parking 

provisions 

 

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• A Transportation Impact Study is required in support of the proposed 

development. Transportation Consultant to contact the staff to review the scope 

of the study. 

o This development is located in a very sustainable transportation-friendly 

neighbourhood, on several transit routes and with significant 

improvements to the Gordon Street cycling infrastructure scheduled for 

construction in the next 5-7 years. Please ensure the TIS outlines detailed 
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site specific Transportation Demand Management recommendations to 

reduce the number of single occupancy vehicle trips generated by this 

site. 

• Traffic geometric plans to be provided for fire truck, waste collection truck and 

delivery trucks. Please refer to City’s Waste Collection Guideline for Multi 

Residential Developments for design requirements. A standard fire truck, 11.4m 

front loading waste pick-up truck and a HSU to be utilized as design vehicles for 

the site.  

Grand River Conservation Authority - Nathan Garland  

General comments: 

• The property contains no lands regulated by the Grand River Conservation 

Authority. Areas to the South-west of Dawn Ave. contain a portion of the 

Provincially Significant Hanlon Creek Wetland Complex and adjacent lands. 

• The property boundaries are approximate on the mapping attached and should 

be verified.   

 

As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• Our office would note that if any additional upgrades to offsite infrastructure such 

as stormwater outlets or offsite infrastructure a scoped Environmental Impact 

Study along with supporting Hydrology and Stormwater Management information 

if out-letting to the wetland may be required. 

• The applicant will need to obtain a permit from the GRCA pursuant to Ontario 

Regulation 150/06 for development within the area regulated by the GRCA (off 

site) as shown on the attached map. 

 

Source Water Protection - Peter Rider 

General comments: 

• The property is located in a WHPA C with a vulnerability score of 6. 

• The property is not located in an Issue Contributing Area. 

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

are abandoned in accordance with O. Reg. 903. 

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

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

drinking water threats will be stored and/or handled on the property. A Risk 

Management Plan may need to be developed. 
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As part of complete Zoning By-law Amendment application, the following studies/reports 

are required: 

• Please complete and return a Section 59 Policy Applicability Review form. If you 

require assistance in completing the form, contact the City of Guelph’s Risk 

Management Official at: 519-822-1260 ext. 2368 or peter.rider@guelph.ca 

o (http://guelph.ca/wp-

content/uploads/SWP_Section59ReviewRequest.docx)  

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

provide a Salt Management Plan (required at site plan submission).   

mailto:peter.rider@guelph.ca
http://guelph.ca/wp-content/uploads/SWP_Section59ReviewRequest.docx
http://guelph.ca/wp-content/uploads/SWP_Section59ReviewRequest.docx
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Notes 

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

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

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

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

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

based on the information submitted for review at that time. 

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

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

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

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

processed immediately; however this does not constitute the application being 

deemed complete for Planning Act purposes. 

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

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

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

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

a fee equal to the cost of the peer review. 

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

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

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

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

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

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

application. 

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

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

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

consultation meeting prior to submission.  

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

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

reserves, and reimbursement for road widening acquisition or road 

improvements. 
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Appendix – Reports and Plans Summary 

Archaeological Assessment Report 

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

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

requirements in or near areas of archaeological potential. 

Building Elevations/Renderings 

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

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

Drawing sets in colour are preferred. 

Planning Justification Report 

A Registered Professional Planner must submit a report providing planning justification 

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

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

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

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

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

Conceptual Site Plan Layout 

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

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

street intersections and any other natural or made elements. 

Cultural Heritage Impact Assessment Report 

A Heritage Impact Assessment demonstrates how new development involving a 

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

Draft Official Plan Amendment 

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

amendments for consideration. 

Draft Plan of Subdivision and/or Draft Plan of Condominium 

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

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

Stormwater Management Report 

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

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

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

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

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

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

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

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

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

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

proposed development represents the optimum design.  Contact the City Planning 

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

Streetscape Plan 

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

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

needs to identify paving and planting materials.  

Functional Servicing Report 

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

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

Department. 

Tree Inventory and Preservation Study 

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

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

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

used to ensure preservation of those trees to be retained. 

Traffic/Transportation Impact Study 

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

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

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

development would have on the present and future transportation system. 

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

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

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

Truck Turning/Movement Plan 

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

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

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

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

whether contamination is present.  

Noise and Vibration Study 

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

recommends mitigation measures. 

Shadow Analysis Plan 

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

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

shadowing. 

Heritage Impact Study 

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

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

property located adjacent to a designated or otherwise inventoried property. 

Market Impact Study 

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

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

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

provided. 
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Addresses and Legal Descriptions  

Address Legal 
Description 

Owner Assessment Roll 
Number 

Mortgage 

1563 Gordon 
Street  

Part Lot 7, Plan 74, 
Guelph 

Reid’s Heritage 
Homes Ltd. and 
883928 Ontario 
Limited 

230806000913200 Remington Financial Inc. 
80 Southgate Drive, Guelph 
N1G 4P5 
Attention: Richard DeJonge 

1567 Gordon 
Street 

Part Lot 8, Plan 74, 
Guelph 

Reid’s Heritage 
Homes Ltd. and RHH 
Property 
Management Ltd. 
 

230806000913300 

1573 Gordon 
Street 

Part Lot 8, Plan 74, 
Guelph 

2648760 Ontario Inc., 
with Reid’s Heritage 
Homes Ltd 

230806000913400 

1579 Gordon 
Street 

Part Lot 8, Plan 74, 
Guelph 

Reid’s Heritage 
Homes Ltd. and RHH 
Property 
Management Ltd. 

230806000913500 

42 Lowes 
Road West 

Lot 2, Plan 467, 
Puslinch 

Reid’s Heritage 
Homes Ltd. and RHH 
Property 
Management Ltd. 

230806000930700 Binbrook Holdings Limited 
80 Southgate Drive, Guelph 
N1G 4P5 
Attention: Paul Zen 

48 Lowes 
Road West 

Lot 3, Plan 467, 
Puslinch 

Reid’s Heritage 
Homes Ltd., RHH 
Property 
Management Ltd., 
and 883928 Ontario 
Limited 

230806000930800 

164 Dawn 
Avenue 

Lot 7, Plan 467, 
Puslinch 

Reid’s Heritage 
Homes Ltd., RHH 
Property 
Management Ltd., 
and 883928 Ontario 
Limited 

230806000903900 

174 Dawn 
Avenue 

Lot 8, Plan 467, 
Puslinch 

Reid’s Heritage 
Homes Ltd. and 
883928 Ontario 
Limited 
 

230806000904000 

182 Dawn 
Avenue 

Lot 9, Plan 467, 
Puslinch 

Reid’s Heritage 
Homes Ltd. 

230806000904100 
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The Corporation of the City of Guelph 
 
By-law Number (2022) - XXXXX 
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 properties municipally known as 1563, 1567, 1573, 1579 
Gordon Street, 42 and 48 Lowes Road and 164, 174, 182 Dawn 
Avenue and legally described as Part Lot 7 and Part Lot 8, Plan 
74, Township of Puslinch and Lots 2, 3, 7, 8, and 9, Plan 467, 
Guelph (File# _______).  
 
 
Whereas Section 34(1) of The Planning Act, R.S.O. 1990, c.P.13 authorizes the Council of a Municipality to 
enact Zoning By-laws;  
 
The Council of the Corporation of the City of Guelph enacts as follows:  
 

1. By-law Number (1995)-14864, as amended, is hereby further amended by transferring lands legally 
described as Part Lot 7 and Part Lot 8, Plan 74, Township of Puslinch and Lots 2, 3, 7, 8, and 9, Plan 
467, Guelph, from the existing Single Detached Residential Zone (“R.1-B”) to the new Single 
Detached Residential Zone (“R.1D”) and the new Specialized Residential Townhouse Zone (R.3A), to 
be known as the R.3A-xx zone.  
 

2. Section 5.3.3.1, of By-law (1995)-14864, as amended, is hereby further amended by adding a new 
subsection 5.3.3.1.xx 
 
5.3.3.1.xx Regulations 
 In accordance with Section 5.3.2.6 of this By-law, with the following exceptions and 

additions:  
 
5.3.3.1.xx Density 

Despite Table 5.3.2, Row 20, and Section 5.3.2.6.2, a maximum density of 83 units 
per hectare is permitted.  

 
5.3.3.1.xx  Minimum Lot Area  

Despite Table 5.3.2, Row 3, a minimum lot area of 120m² per dwelling unit is 
permitted. 

 
5.3.3.1.xx  Minimum Lot Frontage 

Despite Table 5.3.2, Row 4, a minimum lot frontage of 11 metres is permitted. 
 
5.3.3.1.xx Maximum Building Height 

Despite Table 5.3.2, Row 9, a maximum building height of 3.5 storeys (14.5 metres) 
is permitted.  

 
 



5.3.3.1.x.x 

5.3.3.1.xx 

 5.3.3.1.xx 

Private Amenity Area 
Despite Table 5.3.2, Row 12, and Section 5.3.2.5, the minimum private amenity area 
per unit is 9m². 

Maximum Dwelling Units in a Row 
Despite Table 5.3.2, Row 18, the maximum number of dwelling units in a row is 32. 

Severability Provision 
Notwithstanding the creation of property boundaries between units or common 
elements by registration of a plan of condominium or severance, the zoning 
regulations for development in the R.3A-xx zone shall be applied to the entirety of 
the block of land zoned R.3A-xx, and not the individual units created through plan 
of condominium registration or severance. 

3. Schedule “A” of By-law Number (1995)-14864, as amended, is hereby further amended by deleting
Defined Area Map 30 and substituting a new Defined Area Map 30 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 until all of such appeals
have been finally disposed of by the Local Planning Appeal Tribunal.

Passed this ___ day of ________, 2022 

Schedules: 
Schedule A: Defined Area Map 30 

Mayor 

Clerk 
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APPENDIX D 
Zoning By-law Analysis 



ZONING ANALYSIS 
Single Detached Dwellings – Dawn Avenue (R.1D) 
Section Regulation Required Provided Compliance 
Table 5.1.2, 
Row 3 

Minimum lot area 275m² 320 m² Yes 

Table 5.1.2, 
Row 4 

Minimum lot frontage 9m 10m Yes 

Table 5.1.2, 
Row 5 

Minimum building height 3 storeys Maximum 3 storeys Yes 

Table 5.1.2, 
Row 6 

Minimum front yard 6m 6m Yes 

Table 5.1.2, 
Row 7 

Minimum side yard 0.6m 0.6m Yes 

Table 5.1.2, 
Row 8 

Minimum rear yard Lesser of 7.5m or 20% of 
the lot depth (6.4m) 

8m Yes 

Table 5.1.2, 
Row 11 
Section 4.13 

Minimum parking spaces 1 per unit 1 parking space Yes 

Section 
5.1.2.11 

Where Lots have less than 12 metres of Frontage, the garage is limited 
to a maximum of 55% of the lot width  

Will comply Yes 

Stacked Townhouses (R.3A) 
Section Regulation Required Provided Compliance 
Table 5.3.2 
Row 2 

Minimum lot area 1,000m² 18,608.8m² Yes 

Table 5.3.2 
Row 3 

Minimum lot area per unit Stacked towns - 150m² 
(23,100² total) 

120.8 m² 
18,608.8m² 

No 

Table 5.3.2 
Row 4 

Minimum lot frontage (Dawn Avenue) 18m 11.42m No 

Table 5.3.2 
Row 5 

Minimum front yard (Dawn Avenue) 6m - Yes 

Table 5.3.2 
Row 5a 

Minimum exterior side yard (Lowes 
Road) 

4.5m 6m Yes 



Table 5.3.2 
Row 6 

Minimum side yard (southerly yard) One-half the building 
height, and in no case less 
than 3 m (6.0m) 

6.44m Yes 

Table 5.3.2 
Row 7 

Minimum rear yard (Gordon Street) One-half the building 
height, and in no case less 
than 3 m (6.25m) 

6.69m Yes 

Table 5.3.2 
Row 8 

Maximum building coverage 40% of lot area 27.6% Yes 

Table 5.3.2 
Row 9 

Maximum building height 
(angular plane – s. 4.18) 

3 storeys 3.5 storeys No 

Table 5.3.2 
Row 10 

Maximum distance between buildings 

Section 
5.3.2.3.1 

The distance between the front, exterior side and rear face of one 
Building and the front, exterior side and rear face of another Building, 
each of which contains windows to Habitable Rooms shall in no case 
be less than 15 metres 

Varies 
Greater than 15m 

Yes 

Section 
5.3.2.3.3 

The distance between the interior side yard of any two buildings on 
the same lot shall in no case be less than 3 metres. 

4m Yes 

Section 
5.3.2.3.4 

No part of a private amenity area shall be located within 10.5 metres 
of a wall in another building containing windows of habitable rooms 
which face the private amenity area 

Varies 
Greater than 10.5m 

Yes 

Section 
5.3.2.3.5 

The minimum distance between the Private Amenity Areas of two 
separate Buildings shall be 6 metres where one Private Amenity Area 
faces any part of the other Private Amenity Area or 3 metres where 
the Private Amenity Areas are side by side and aligned parallel to each 
other. The minimum distance between a Private Amenity Area and 
the wall of another Building shall be 6 metres. 

Varies Yes 

Table 5.3.2 
Row 11 

Minimum common amenity area 

Section 
5.3.2.4.1 b) 

A minimum of 10 m2 of Amenity Area per dwelling shall be provided 
and be developed as Common Amenity Area, and be aggregated into 
areas of not less than 50 m² (1,540m²) 

1,561m² Yes 

Section 
5.3.2.4.2 

Amenity Areas shall be designed and located so that the length does 
not exceed 4 times the width 

Dimensions vary Yes 



Section 
5.3.2.4.4 

A Common Amenity Area shall be located in any Yard other than the 
required Front Yard or required Exterior Side Yard. 

Yes 

Table 5.3.2 
Row 12 

Minimum private amenity area 

Section 
5.3.2.5.2 

For Stacked Townhouse units above grade, each Private Amenity Area 
shall: 
a) have a minimum area of 10 m2;
b) consist of a patio or terrace; and
c) be defined by a wall or railing between adjacent units to a height

of 1.8 metres.

a) 9.0m2
b) Patios/ terraces provided for all

units
c) Wall or railing to be provided

Table 5.3.2 
Row 13 

Minimum landscaped open space 40% of lot area 41.9% Yes 

Table 5.3.2 
Row 14 

Buffer Strip  - Where an R.3 Zone abuts any other Residential Zone or 
any Institutional, Park, Wetland, or Urban Reserve Zone a Buffer Strip 
shall be provided. Buffer strips may be located in a required Side or 
Rear Yard. 

Provided Yes 

Section 
4.13.4.3 

Parking (townhouse) 1 per unit 
(154 spaces) 

175 (includes 71 surface spaces, 26 
driveway and 26 garage spaces) 

Yes 

Section 
4.13.6 

Parking (visitor) 20% (31 spaces) 31 spaces Yes 

Section 
4.13.5.1 

Accessible Parking Spaces - 51-200 
total required parking spaces 

2 2 Yes 

Table 5.3.2 
Row 18 

Maximum number of  dwelling units in 
a row  

12, except where units are 
adjacent to a public street, 
then the maximum is 8 

32 units No 

Table 5.3.2 
Row 20 

Maximum density Stacked townhouses – 60 
units per hectare 

82.7 units per hectare No 



APPENDIX E 
Community Energy Initiative Update Brief 



COMMUNITY ENERGY INITIATIVE UPDATE BRIEF 
1563-1579 Gordon Street, 42 & 48 Lowes Road West, 164, 174 & 182 Dawn Avenue 

In regard to the above-referenced project, the following items are proposed by Reid’s Heritage Homes (RHH) 
to comply with the City of Guelph’s Community Energy Initiative: 

Site Design 
• Compact and optimized site design
• Comprehensive erosion and sediment control plan throughout the site
• New native tree and shrub plantings throughout the site
• Drought resistant and salt tolerant landscaping wherever possible
• AODA compliant pedestrian sidewalks and walkways throughout the site including to the central

amenity area, Gordon Street and Lowes Avenue West
• Convenient direct access to two existing public transit routes along Gordon Street and on demand

bus service
• Excellent proximity to existing active transit routes, including existing bike lanes on Gordon Street

and connections to the City’s trail network to the north at the terminus of Dawn Avenue and on
the east side of Gordon Street.

• Implementation of bioswales to promote silt & sediment removal from storm water
• Application of infiltration galleries and/or rain gardens to promote the replenishment of

groundwater

Construction Methods 

• RHH’s standards will meet or exceed the current 2022 Energy Star standards
• Exceeding current code for insulation with R60 blown insulation and R31 Batt
• Foundation walls will be insulated to an R10+R14 level
• R10 underslab insulation will be achieved
• Windows and sliding glass doors will be to a Zone 2 (UV1.4, ER 29) standard, achieving current

(2022) Energy Star standards
• The principal ventilation will utilize a 75% SRE ERV, as well as a combo TPF 0.92 system
• Our domestic water supply will also be provided by the combo TPF 0.92 system
• RHH considers the environmental impact of all aspects of the build, from the production cycle and

material selection to our build processes by:
o Focusing on the buildings being future ready, to surpass future code standards.
o Working with energy consultants on the geometry of the buildings to ensure construction

efficiency, minimal waste generation and low energy costs
o Planning a prefabricated wall process, which is a “factory” based production of the

building envelope, which will:
 Help to minimize material wastage
 Allow for a greater control of the production process, enabling a more efficient

production cycle
o Limiting our build cycle will also reduce the overall environmental impact of onsite

production
• Energy efficient LED light standards to have refractor and cut-off shields to control light pollution



• Reuse of all onsite soils to mitigate carbon footprint due to minimized use of diesel machinery and
on road transport

• Local trades/suppliers to be used
• Collection of recycling in compliance with City by-laws (both during construction and following

turnover to residents)
o Prefabricated supply/install method to be used to reduce construction waste

Additional measures to be considered through the site plan approval process as the detailed building and 
site design are determined. 
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