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1.0 INTRODUCTION 
 
This report provides background information in support of an application for an Official Plan Amendment and 
Zone Change by the owners of the properties identified as 205-213 Speedvale Avenue East.  The subject lands 
are located on the southerly corner of Speedvale Avenue and Delhi Street with approximately 80 metres of 
frontage on Speedvale Avenue and 45 metres of frontage along Delhi Street. 
 
It is the owner’s intention to create a co-housing residential development consisting of a 3 ½ storey, 21-unit 
apartment building and a separate, two storey, 3-unit triplex. Co-housing communities are small intentional 
communities comprising individual dwelling units and shared spaces, which might include a community kitchen 
and dining area and recreational areas. Community members maintain their shared space, plan activities, eat 
occasional meals together and help one another when needed. Typically, management is handled democratically 
by residents. 
 
The purpose of the Official Plan Amendment is to add a “Notwithstanding” clause to the Low Density Residential 
policies to allow for this site to be developed at a maximum density of 45 units per hectare and to permit a 4 
storey development.  Although the apartment building is only 3 ½ storey in height, Building staff have advised 
that the difference between three and four storeys in the Building Code is absolutely critical.  It essentially dictates 
under which section of the OBC the building can be designed. (Part 9 for three storeys or less, Part 3 for more 
than three storeys).  That is the reason for specifying a maximum height of 4 storeys. 
 
The purpose of the Zone Change is to amend the zoning from the Single Detached Residential (R.1B) Zone to a 
Specialized Infill Apartment (R.4D) Zone to permit the above-noted development including variances to the Side 
Yard Setback, Rear Yard Setback and Parking regulations. 
 
  

 
 
 
FIGURE 1:  LOCATION PLAN 
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2.0 BACKGROUND INFORMATION 
 
The subject property is legally described as Lot 30 and Part of Lot 31, Registered Plan 221. 
 
The original zone change application was submitted to the City on December 17, 2018 with the City acknowledging 
a Complete Application on January 17, 2019.  Included with the application were the following reports: 
 

 Conceptual Site Plan 
 Planning Justification Report/Letter 
 Draft Proposed Zoning By-law Amendment 
 Urban Design Brief 
 Building Elevations/Renderings 
 Legal Survey of Site 
 Functional Servicing Report 
 Draft Servicing and Grading Plan 
 Stormwater Management Report 
 Tree Inventory/Preservation Plan 
 Traffic/Transportation Impact Study 
 Noise Study 
 Phase I Environmental Site Assessment 

 
A public meeting was held on April 8, 2019.  As a result of staff comments and the elimination of “Bonusing” 
policies in the Official Plan, the original plan has been modified and an application for an Official Plan Amendment 
now forms part of the application. 
 
As part of this revised submission, we have also provided the City (under separate cover) with the following 
updated plans and reports: 
 

 Conceptual Site Plan 
 Planning Update including Proposed Zoning By-law Amendment and Proposed Official Plan Amendment 
 Urban Design Brief Update 
 Revised Building Elevations/Renderings 
 Functional Servicing Report, including Grading and Drainage Plans and Stormwater Management  
 Tree Inventory/Preservation Plan 
 Traffic/Transportation Impact Study 
 Noise Study 

 
3.0 DEVELOPMENT PROPOSAL 
 
The proposed development will consist of a new 3 ½ storey apartment building containing 21 residential units 
and the conversion of the existing dwelling at 213 Speedvale Avenue East to a two storey, triplex.   
 
The most significant changes to the original draft plan include the following: 
 

 Elimination of Speedvale Avenue driveway; 
 Revision to parking layout; 
 Revision to building entrance; 
 Addition of a ½ storey to the overall building height; and 
 Changes to the building elevations 

 
The following site design plan and building elevations show the changes to this project. 
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FIGURE 2: SITE DESIGN 
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FIGURE 3: SPEEDVALE AVENUE AND WEST ELEVATIONS 
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FIGURE 4: DELHI STREET AND REAR ELEVATIONS 



205-213 Speedvale Avenue East                                                                              Planning  Update Report 
Official Plan Amendment and Zone Change                                                                                                                                                                                                                                                                                                                                                                          
   

 
BSRD                                                                        February 2022                                                                         6                                                                                                                                                                                                                                                                                                                                                 
                       

 
 

FIGURE 5: BUILDING SECTIONS 
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4.0 PLANNING AND POLICY FRAMEWORK  
 
This section reviews the policies and guidelines that have been considered as part of the overall analysis 
of the site developments.  
 
4.1 Provincial Statutes  
 
4.1.1 THE PLANNING ACT 
 
The Planning Act R.S.O. 1990, and c.P.13, establishes the ground rules for land use planning in Ontario 
and describes how land uses may be controlled, and who may control them.  

Section 2 sets out matters of Provincial Interest and notes that any decisions must have regard to these 
matters.   
 
Section 3 (1) of the Planning Act, establishes that policy statements may be issued by the Minister on 
matters related to municipal planning to deal with matters of provincial interest. 
 
Section 3(5) of the Planning Act states that in exercising any authority that affects planning matters, every 
group who exercises such authority shall be: 
 

 Consistent with the policy statement issued under 3 (1); and  
 Shall conform to provincial plans or shall not conflict with them. 

 
4.1.1a)   Provincial Policy Statement 2020 

The 2020 Provincial Policy Statement was approved by the Lieutenant Governor in Council, Order in Council 
No. 229/2020.  This Provincial Policy Statement was issued under section 3 of the Planning Act and came 
into effect May 1, 2020.  It replaces the Provincial Policy Statement issued April 30, 2014. 
 
The 2020 Provincial Policy Statement reinforces and strengthens policies with respect to “settlement areas” 
being the focus of growth.  It also establishes the importance of “intensification” as an effective tool for 
managing growth within settlement areas. In this regard, the following specific policies are of some 
relevance to the subject proposal: 
 
1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and 

Land Use Patterns 
 
1.1.1 Healthy, liveable and safe communities are sustained by:  

 
a) promoting efficient development and land use patterns which sustain the financial well-being 

of the Province and municipalities over the long term; 
b) accommodating an appropriate affordable and market-based range and mix of residential types 

(including single-detached, additional residential units, multi-unit housing, affordable housing 
and housing for older persons), employment (including industrial and commercial), institutional 
(including places of worship, cemeteries and long-term care homes), recreation, park and open 
space, and other uses to meet long-term needs; 

c) avoiding development and land use patterns which may cause environmental or public health 
and safety concerns; 
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d) avoiding development and land use patterns that would prevent the efficient expansion of 
settlement areas in those areas which are adjacent or close to settlement areas; 

e) promoting the integration of land use planning, growth management, transit-supportive 
development, intensification and infrastructure planning to achieve cost-effective development 
patterns, optimization of transit investments, and standards to minimize land consumption and 
servicing costs; 

f) improving accessibility for persons with disabilities and older persons by addressing land use 
barriers which restrict their full participation in society; 

g) ensuring that necessary infrastructure and public service facilities are or will be available to 
meet current and projected needs; 

h) promoting development and land use patterns that conserve biodiversity; and 
i)  preparing for the regional and local impacts of a changing climate. 
 

1.1.2 Sufficient land shall be made available to accommodate an appropriate range and mix of land 
uses to meet projected needs for a time horizon of up to 25 years………..Within settlement areas 
sufficient land shall be made available through intensification and redevelopment and, if 
necessary, designated growth areas.  
 

RESPONSE: The Official Plan Amendment and Zone Change applications are consistent with Sections 
1.1.1 and 1.1.2 of the PPS as it will result in the redevelopment of currently underutilized lands by way of 
residential intensification through the creation of a 24 unit, transit supportive, co-housing community.  
These units will efficiently use existing services within the “built boundary” of the City of Guelph. 
 
1.1.3 Settlement Areas  

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

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

which: 
a. efficiently use land and resources; 
b. are appropriate for and efficiently use the infrastructure and public service facilities which 

are planned or available, and avoid the need for their unjustified and/or uneconomical 
expansion;  

c. minimize negative impacts to air quality and climate change, and promote energy 
efficiency; 

d. prepare for impacts of a changing climate; 
e. support active transportation 
f. are transit-supportive, where transit is planned, exists or may be developed. 

 
Land use patterns within settlement areas shall also be based on a range of uses and opportunities 
for intensification and redevelopment in accordance with the criteria in policy 1.1.3.3 where this can 
be accommodated. 

 
1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities for transit-

supportive development, accommodating a significant supply and range of housing options 
through intensification and redevelopment where this can be accommodated taking into 
account existing building stock or areas, including brownfield sites, and the availability of 
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suitable existing or planned infrastructure and public service facilities required to 
accommodate projected needs. 

 
1.1.3.4 Appropriate development standards should be promoted which facilitate intensification, 

redevelopment and compact form, while avoiding or mitigating risks to public health and 
safety. 

 
1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification and 

redevelopment within built-up areas, based on local conditions.  However, where provincial 
targets are established through provincial plans, the provincial target shall represent the 
minimum target for affected area. 

 
 
RESPONSE: The applications are consistent with Section 1.1.3 of the PPS as the subject property is 
located within the “built boundary” of the City of Guelph.  It will result in an efficient use of land and 
existing infrastructure. It will facilitate residential intensification along a major arterial road and transit 
route while preserving the existing woodland and gardens on the property for the continued enjoyment 
of the residents of this development as well as surrounding residents. 
 
 
1.4 Housing   
 
1.4.3   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 of 
the regional market area by: 

  
a) establishing and implementing minimum targets for the provision of housing which is affordable 

to low and moderate income households and which aligns with applicable housing and 
homelessness plans….  

b) permitting and facilitating:  
1. all housing options required to meet the social, health, economic and well-being 

requirements of current and future residents, including special needs requirements and 
needs arising from demographic changes and employment opportunities; and  

2. all types of residential intensification, including additional residential units, and 
redevelopment in accordance with policy 1.1.3.3;  

c) directing the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and 
projected needs;  

d) promoting densities for new housing which efficiently use land, resources, infrastructure and 
public service facilities, and support the use of active transportation and transit in areas where 
it exists or is to be developed;  

e) requiring transit-supportive development and prioritizing intensification, including potential air 
rights development, in proximity to transit, including corridors and stations; and  

f) establishing development standards for residential intensification, redevelopment and new 
residential development which minimize the cost of housing and facilitate compact form, while 
maintaining appropriate levels of public health and safety.  
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Affordable: means  
 
a) in the case of ownership housing, the least expensive of:  

1. housing for which the purchase price results in annual accommodation costs which do not exceed 
30 percent of gross annual household income for low and moderate income households; or  

2. housing for which the purchase price is at least 10 percent below the average purchase price of a 
resale unit in the regional market area;  

 
b) in the case of rental housing, the least expensive of:  
 

1. a unit for which the rent does not exceed 30 percent of gross annual household income for low and 
moderate income households; or  

2. a unit for which the rent is at or below the average market rent of a unit in the regional market area. 
 
In 2020, the City of Guelph established an affordable housing benchmark of: 
 

 $421,836 for housing ownership and 
 $1,245 per month for rental housing 

 
RESPONSE:   These applications are consistent with Section 1.4 of the PPS as the subject property is 
located within the “built boundary” of the City of Guelph.  This co-housing development has been planned 
to provide accommodation for all income levels with a focus on affordable and moderate housing.  Units 
range from one to three bedroom units.  The principles incorporated into the community design focuses 
on social, health and well-being of the residents within a compact building form.  It maximizes the efficient 
use of land, resources and infrastructure, while also being transit supportive. Subject to timing of 
construction, it is anticipated that approximately 5 of the 24 units will fall within the City’s affordability 
benchmark adjusted to reflect 2022 household income levels.  
 
1.5 Public Spaces, Recreation, Parks, Trails and Open Space  
 
1.5.1 Healthy, active communities should be promoted by:  
 
a) planning public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social 
interaction and facilitate active transportation and community connectivity;  
 
b) planning and providing for a full range and equitable distribution of publicly-accessible built and natural 
settings for recreation, including facilities, parklands, public spaces, open space areas, trails and linkages, 
and, where practical, water-based resources;  
 
RESPONSE: This property is located within walking distance of Riverside Park and the Speed River trail 
system.   The property is also connected with the surrounding residential community by existing municipal 
streets and sidewalks.  The development is within walking distance of commercial, educational and 
institutional uses.  The community gardens and open space on the property maintains a natural setting 
for residents. 
 
1.6.6 Sewage, Water and Stormwater  
 
Section 1.6.6.1 notes that planning for sewage and water services shall:  
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a) accommodate forecasted growth in a manner that promotes the efficient use and optimization of      
existing:  

 municipal sewage services and municipal water services;  
b) ensure that these systems are provided in a manner that:  

1. can be sustained by the water resources upon which such services rely;  
2. prepares for the impacts of a changing climate;  
3. is feasible and financially viable over their lifecycle; and  
4. protects human health and safety, and the natural environment;  

c) promote water conservation and water use efficiency;  
d) integrate servicing and land use considerations at all stages of the planning process. 
 
Section 1.6.6.2 states that municipal sewage services and municipal water services are the preferred form 
of servicing for settlement areas to support protection of the environment and minimize potential risks to 
human health and safety. Within settlement areas with existing municipal sewage services and municipal 
water services, intensification and redevelopment shall be promoted wherever feasible to optimize the use 
of the services.  
 
According to Section 1.6.6.7, planning for stormwater management shall:  
 
a) be integrated with planning for sewage and water services and ensure that systems are optimized, 

feasible and financially viable over the long term;  
b) minimize, or, where possible, prevent increases in contaminant loads;  
c) minimize erosion and changes in water balance, and prepare for the impacts of a changing climate 

through the effective management of stormwater, including the use of green infrastructure;  
d) mitigate risks to human health, safety, property and the environment;  
e) maximize the extent and function of vegetative and pervious surfaces; and  
f) promote stormwater management best practices, including stormwater attenuation and re-use, water 
 conservation and efficiency, and low impact development. 
 
RESPONSE: The proposed development is consistent with Section 1.6.6 of the PPS.  This property will 
be developed on full municipal services and the capacity is sufficient to accommodate this development.  
Many of the design features of this development promotes water conservation and water efficiency.  A 
stormwater management strategy has been created for the site, to prevent increases in contaminant 
loads; minimize changes in water balance and erosion and promote stormwater management best 
practices.  
 
The proposed development of the subject lands is consistent with the policies set out in the 
2020 Provincial Policy Statement.   
 
 
 
4.1.2 PLACES TO GROW ACT, 2005 
 
This legislation creates the legal framework necessary for the government to designate a geographic area 
of the province as a growth plan area and subsequently to develop a growth plan for that area. It enables 
the government to plan population growth, economic expansion, and the protection of environmental and 
agricultural land.  
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4.1.2a)  A Place to Grow - Growth Plan for the Greater Golden Horseshoe, 2020 

The Growth Plan for the Greater Golden Horseshoe was prepared and approved by the Lieutenant 
Governor in Council, Order in Council No 641/2019 and came into effect on May 16, 2019. Amendment 1 
(2020) to the Growth Plan for the Greater Golden Horseshoe 2019 was approved by the Lieutenant 
Governor in Council, Order in Council No 1244/2020 to take effect on August 28, 2020.  
 
All decisions made on or after August 28, 2020 in respect of the exercise of any authority that affects a 
planning matter will conform with this Plan, subject to any legislative or regulatory provisions providing 
otherwise.  
 
The subject property is located within the “Designated Greenfield Areas” set out in the Growth Plan.  The 
following specific policies are of some relevance to the subject proposal: 
 
Where and How to Grow  
 
The Growth Plan emphasizes accommodation of forecasted growth in complete communities. 
 
Managing growth 
 
Section 2.2.1 of the Growth Plan notes that the forecasted growth to the horizon of this Plan will be 
allocated based on the following: 
 
a) the vast majority of growth will be directed to settlement areas that: 

i. have a delineated built boundary; 
ii. have existing or planned municipal water and wastewater systems; and 
iii. can support the achievement of complete communities; 

 
Section 2.2.1.4 establishes policies that support the achievement of complete communities. 
 
a) feature a diverse mix of land uses, including residential and employment uses, and convenient access 

to local stores, services, and public service facilities; 
b) improve social equity and overall quality of life, including human health, for people of all ages, abilities, 

and incomes; 
c) provide a diverse range and mix of housing options, including additional residential units and affordable 

housing, to accommodate people at all stages of life, and to accommodate the needs of all household 
sizes and incomes; 

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

of active transportation; 
ii.  public service facilities, co-located and integrated in community hubs; 
iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and other recreational 

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

e) provide for a more compact built form and a vibrant public realm, including public open spaces; 
f) mitigate and adapt to the impacts of a changing climate, improve resilience and reduce greenhouse 
   gas emissions, and contribute to environmental sustainability; and  
g) integrate green infrastructure and low impact development. 
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RESPONSE: The City of Guelph has a delineated built boundary and the subject lands are located 
within this boundary. The existing municipal water and wastewater services are available and have 
capacity within the systems to accommodate this development.  Design standards & principles of the 
apartment building include Passive House, Net Zero, Building Biology, Wellness Building and Biophilic 
Design. The community gardens provide the opportunity for urban agriculture.  Finally, the provision of 
additional housing on this property that will meet a range of incomes levels and age groups will assist in 
supporting a complete community.   
 
2.2.2 Delineated Built-up Areas 
 
1.  By the time the next municipal comprehensive review is approved and in effect, and for each year 

thereafter, the applicable minimum intensification target is as follows:   
 

a) A minimum of 50 per cent of all residential development occurring annually within each of the 
Cities  of  Barrie,  Brantford, Guelph, Hamilton, Orillia and Peterborough  and the Regions of  
Durham, Halton, Niagara,  Peel, Waterloo and  York will be  within the  delineated built-up area;  
  

2.  Until the next municipal comprehensive review is approved and in effect, the annual  minimum 
intensification target contained in  the applicable upper- or single-tier official plan that is approved  
and in effect as of  July1, 2017  will continue to  apply. 

 
3.  All municipalities will develop a strategy to achieve the minimum intensification target and 

intensification throughout delineated built-up areas, which will:  
  
a)  identify strategic growth areas to support achievement of the intensification target and recognize 

them as a key focus for development;   
b)  identify the appropriate type and scale of development in strategic growth areas and transition of 

built form to adjacent areas;   
c)  encourage intensification generally throughout the delineated built-up area;   
d)  ensure lands are zoned and development is designed in a manner that supports the achievement 

of complete communities;   
e)  prioritize planning and investment in infrastructure and public service facilities that will support 

intensification; and  
f)  be implemented through official plan policies and designations, updated zoning and other 

supporting documents.   
  
RESPONSE: The subject lands are located within the “built-up area” and will assist in achieving a 
minimum of 50% of new residential development within the delineated “built-up area” of the City.  The 
creation of 24 residential units within a renovated detached dwelling and a new apartment building will 
support a gradual increase in residential densities in this area.  It will utilize the existing infrastructure 
while creating a development that is at a scale that is compatible with the existing neighbourhood. 
 
2.2.6 Housing  
 
1. Upper and single-tier municipalities, in consultation with lower-tier municipalities, the Province, and 
other appropriate stakeholders, will:  
 
a) support housing choice through the achievement of the minimum intensification and density targets in 

this Plan, as well as the other policies of this Plan by:  
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i. identifying a diverse range and mix of housing options and densities, including additional residential 
units and affordable housing to meet projected needs of current and future residents; and  

ii. establishing targets for affordable ownership housing and rental housing;  
 

b) identify mechanisms, including the use of land use planning and financial tools, to support the 
implementation of policy 2.2.6.1 a);  

 
2. Notwithstanding policy 1.4.1 of the PPS, 2020, in implementing policy 2.2.6.1, municipalities will support 
the achievement of complete communities by: 
 
a) planning to accommodate forecasted growth to the horizon of this Plan; 
b) planning to achieve the minimum intensification and density targets in this Plan; 
c) considering the range and mix of housing options and densities of the existing housing stock; and 
d) planning to diversify their overall housing stock across the municipality. 
 
Municipalities will maintain at all times where development is to occur, land with servicing capacity 
sufficient to provide at least a three-year supply of residential units. This supply will include, and may 
exclusively consist of, lands suitably zoned for intensification and redevelopment. 
 
RESPONSE: The proposed co-housing community will be developed at a density of 45 units per hectare 
and will assist the City in meeting its forecasted growth and intensification targets within the “Built-Up 
Area” of the City.  It has been planned to provide accommodation for all income levels with a focus on 
affordable and moderate housing.  Units range from one to three bedroom units.  The principles 
incorporated into the community design focuses on social, health and well-being of the residents within a 
compact building form.  It maximizes the efficient use of land, resources and infrastructure, while also 
being transit supportive. Subject to timing of construction, it is anticipated that approximately 5 of the 24 
units will fall within the City’s affordability benchmark adjusted to reflect 2022 household income levels.  
 
3.2.6 Water and Wastewater Systems  
 
Municipalities should generate sufficient revenue to recover the full cost of providing and maintaining 
municipal water and wastewater system. 
 
3.2.7 Stormwater Management 
  
According to Section 3.2.7.2, proposals for large-scale development proceeding by way of a site plan will 
be supported by a stormwater management plan.  
 
RESPONSE: Municipal water and wastewater services are available on Speedvale Avenue to service 
the site.  In terms of stormwater management, approximately one third of the site drains towards the 
back into a grassed swale, the other two thirds of the site will be conveyed through an onsite storm sewer 
system and controlled to predevelopment flows in a stormwater management vault draining to the 
Speedvale Avenue storm sewer.  Initial in-situ permeability testing indicates the soils are highly 
permeable.  The development proposes a 10 m3 cistern to capture rooftop runoff for re-use as irrigation 
water (not for potable use). An infiltration facility is also proposed to the west of the building within the 
parking area to capture 20.4 m3 of roof water. 
 
 
The proposed development of the subject lands conforms with the policies set out in the 2020 
Growth Plan.   
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4.2 Municipal Legislation 
 
The subject lands are governed by the City’s Official Plan and Comprehensive Zoning By-law.  
 
4.2.1 CITY OF GUELPH OFFICIAL PLAN (June 2021 Consolidation)   
 
The City’s current Official Plan (OP) was approved by the Ontario Municipal Board on October 5, 2017.   It 
provides direction for decision making and community building and includes provisions required to ensure 
conformity with the Growth Plan and consistency with the Provincial Policy Statement. 
 
Figure 4 is Schedule 2 from City of Guelph Official Plan (Land Use Plan). 
 
The subject properties are designated Low Density Residential.  This designation applies to residential 
areas within the built-up area of the City. 
 
Section 3 Planning a Complete and Healthy Community   
 
The following excerpts are relevant to this application. 
 
The City aims to build a compact, vibrant, and complete community for current and future generations 
that meets the following objectives:  
 
a) To provide for a sufficient supply of land within the City’s settlement area boundary to accommodate 

projected growth to the year 2031.  
b) To direct growth to locations within the built-up area where the capacity exists to best accommodate 

the expected population and employment growth.  
h) To plan for community infrastructure to support growth in a compact and efficient form. 
l) To support transit, walking and cycling for everyday activities.  
n) To support urban agriculture in appropriate locations throughout the city as a means of encouraging 

local food production and distribution, reducing transportation needs and fostering community spirit. 
 
RESPONSE: The proposed development is within the built-up area of the City on lands that can be 
serviced within the existing capacity of municipal services.  The project introduces a compact, vibrant and 
complete community that is transit supportive and promotes cycling and walking as an alternative form of 
transportation.  The residential community also promotes urban agriculture.   
 
Section 3.7 sets out policies for Built-up Areas and General Intensification.  The Plan notes that significant 
portions of new residential and employment growth will be accommodated within the built boundary 
through intensification.  The following policies are relevant to this application: 
 
 vacant or underutilized lots, greyfield and brownfield sites will be revitalized through the promotion of 

infill development, redevelopment and expansion or conversion of existing dwellings 
 a range and mix of housing will be planned, taking into account affordable housing needs and 

encouraging the creation of accessory apartment throughout the built-up area 
 Intensification of areas will be encouraged to generally achieve higher densities than the surrounding 

areas while achieving an appropriate transition of built form to adjacent areas. 
 
RESPONSE: The proposed development accommodates infill development on underutilized property, 
providing a range of dwelling sizes to address affordability and demographics.  It achieves a higher density 
development on a major arterial road while providing an appropriate transition of built form to adjacent 
areas. 
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Section 3.13 addresses Affordable Housing.  In order to maintain and enhance a healthy and complete 
community, the City will make provisions for an adequate range of housing types and affordability options 
by:  
 
 establishing and implementing minimum housing targets for the provision of housing that is 

affordable to low and moderate income households, in consultation with the County of Wellington; 
and 

 permitting and facilitating all forms of housing required to meet social, health and well-being 
requirements, including special needs requirements of current and future residents. 

  
RESPONSE:  The proposed co-housing community has been planned to provide accommodation for all 
income levels with a focus on affordable and moderate housing.  Units range from one to three bedroom 
units.  The principles incorporated into the community design focuses on social, health and well-being of 
the residents within a compact building form.  Subject to timing of construction, it is anticipated that 
approximately 5 of the 24 units will fall within the City’s affordability benchmark adjusted to reflect 2022 
household income levels.  
 
Section 4.7 Community Energy  
 
In 2007 the City adopted the Community Energy Plan (CEP). The CEP outlines the City’s path to climate 
change mitigation through reductions in energy consumption and greenhouse gas emissions while 
ensuring that Guelph has reliable, sustainable and affordable energy that will attract quality investment to 
the city. The Community Energy Initiative (CEI) encompasses Guelph’s ongoing commitment to policy and 
programs to achieve the CEP.   
 
In 2018, the City of Guelph undertook an update to its community energy plan which resulted in the 
establishment of 25 actions to support the City’s long-term (2050) sustainability objectives.  
 
The following Action Items are relevant to this application: 
1. Incrementally increase the number of net zero new homes to 100% by 2030.  
7. Air source heat pumps are added to 50% of residential buildings and 30% of commercial buildings by 

2050. Ground source heat pumps are added to 20% of residential and 40% of commercial buildings 
by 2050.  

8. Solar photovoltaic (PV) systems are installed on 80% of all buildings by 2050. These PV systems 
provide on average 30% of consumption for building electrical load for less than 5 storeys and 10% 
for multi-unit buildings greater than 5 storeys and commercial buildings. 

9.  Heat pumps for hot water installations are scaled up to 80% of residential buildings by 2050, and 
50% of commercial buildings by 2050.  

RESPONSE: The apartment buildings incorporates sustainable design features such as: 
 Passive House; 
 Net Zero; 
 Building Biology; 
 Wellness Building; and  
 Biophilic Design.   
 
Significant energy and/or water conservation measures have been included in the design 
including:  
• Southeast orientation for passive solar heating; 
 Overhead and shading devices to provide shade in summer and winter solar gain;  
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• Shade trees to reduce summer solar gain on building and parking  
• Crushed stone and unit paver parking to reduce solar gain from asphalt  
• Roof slope optimum for solar photovoltaic panels;  
• Thermal storage mass in the structure of walls and floors;  
• Photovoltaic panels;  
• Central solar hot water heating and storage;  
• Ultra-low consumption toilets and facets;  
• Rain water harvesting for garden irrigation;  
• Grey water harvesting for underground garden irrigation;  
• Edible landscaping and vegetable gardens  
• Promote active transportation provide abundant indoor and outdoor covered secure 

bicycle parking  
• Car share  
• Electric car plug-ins  
• Operable windows and cross ventilation  
• Occupancy sensors and motion activated LED lighting  
• High efficiency mechanical equipment air-to-air heat pumps, energy recovery ventilators  

 
Section 7.2 Affordable Housing 
 
The City recognizes the importance of housing, including affordable housing, in meeting the needs of the 
city’s existing and future residents.  
 
The following objectives relate to this application: 
 
 Encourage and support the development of affordable housing by planning for a range of housing 

types, forms, tenures and densities.  
 To promote innovative housing types and forms to ensure affordable housing for all socio-economic 

groups throughout the city.  
 To establish and implement minimum targets for affordable housing through new development 

applications.   
 

Section 7.2.1 speaks to affordable housing targets and notes that affordable housing target will be 
implemented through new development applications city-wide. The affordable housing target will be 
implemented through the use of various planning tools (e.g., planning policy, development approvals, 
financial incentives, partnerships, community education and monitoring).                                                                            
 
 The annual affordable housing target requires that an average of 30% of new residential development 
constitute affordable housing. The target is to be measured city-wide. The target consists of 25% 
affordable ownership units, 1% affordable primary rental units and 4% affordable purpose built secondary 
rental units (which includes additional residential dwelling units).   
 
Section 7.2.2 states that City Council may establish alternative development standards for affordable 
housing, residential intensification, redevelopment and new residential development which minimizes the 
cost of housing and facilitates compact urban form. This may include setting maximum unit sizes or 
reducing parking requirements.  
  
In addition, affordable housing is encouraged to locate where served by transit, and other services such 
as, shopping, parks and other community facilities. 
 
RESPONSE:   This co-housing development has been planned to provide accommodation for all income 
levels with a focus on affordable and moderate housing.  Units range from one to three bedroom 
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units.  The principles incorporated into the community design focuses on social, health and well-being of 
the residents within a compact building form.  It maximizes the efficient use of land, resources and 
infrastructure, while also being transit supportive. Subject to timing of construction, it is anticipated that 
approximately 5 of the 24 units will fall within the City’s affordability benchmark adjusted to reflect 2022 
household income levels. It is noted that reduced parking requirements and locations served by transit 
and near shopping and parks are important considerations 
 
Section 8 Urban Design 
 
The following objectives are relevant to this application. 
 
a)  To create neighbourhoods with diverse opportunities for living, working, learning and playing.  
b)  To build compact neighbourhoods that use land, energy, water and infrastructure efficiently and 

encourage walking.  
d)  To engage in “place-making” - developing infrastructure, spaces and buildings that are permanent 

and enduring, memorable and beautiful, adaptable and flexible, and valued.  
f)  To ensure that the design of the built environment promotes excellence in urban design by respecting 

the character of the existing distinctive areas and neighbourhoods of the city.  
g)  To create a diversity of inviting and accessible gathering places that promote a full range of social, 

cultural and economic interaction.  
i)  To allow for a range of architectural styles and promote expressions that bring interest and diversity 

in urban form and architectural design while responding appropriately to the local context and 
achieving compatibility.  

j)  To design space that is accessible to all, regardless of abilities.  
k)  To improve conditions for greater personal security within publicly accessible spaces by designing 

them to be attractive and comfortable to the public, increasing the potential for informal surveillance 
and reducing opportunities for crime. 

m)  To design for a choice of mobility including walking, cycling, transit and driving.  
n)  To require urban design that reduces energy and water demand through such measures as, but not 

limited to, orientation of streets and buildings and the implementation of active and passive renewable 
energy systems and alternative energy systems and water conservation strategies. 

 
RESPONSE: This co-housing development is designed to create a community with diverse opportunities 
for living, working, learning and playing.  The design of the building respects the character of the 
surrounding neighbourhood.  It will create inviting and accessible gathering places that will promote social, 
cultural and economic interactions.  The community will be accessible to all and promote a full range of 
mobility options including walking, cycling, transit and driving.  Finally, the building will incorporate energy 
saving measures and water conservation. 
 
For greater details on the urban design qualities of the development, see the Urban Design Brief Update 
prepared under separate cover by David McAuley of Fryett Turner Architects. 
 
Section 9 Land Use 
 
Section 9.3 sets out objectives relative to the residential designation are important considerations when 
reviewing the proposed zone change: 
 
 To facilitate the development of a full range of housing types, affordability, densities and tenure to 

meet a diversity of lifestyles and the social needs, health and well-being of current and future 
residents, throughout the City. 
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 To provide for higher densities of residential development in appropriate locations to ensure that 
transit-supportive densities, compact urban form, walkable communities and energy efficiencies are 
achieved. 

 To ensure compatibility between various housing forms and between residential and non-residential 
uses. 

 To maintain the general character of built form in existing established residential neighbourhoods while 
accommodating compatible residential infill and intensification. 

 To ensure new development is compatible with the surrounding land uses and the general character 
of neighbourhoods. 

 To promote innovative housing types and forms in order to ensure accessible, affordable, adequate 
and appropriate housing for all socio- economic groups. 

 To ensure that existing and new residential development is located and designed to facilitate and 
encourage convenient access to employment, shopping, institutions and recreation by walking, cycling 
or the use of transit. 

 To support home occupations throughout the City where residential uses are permitted. 
 
RESPONSE: The proposed development will provide a range of unit sizes and affordability.  It will 
introduce a compact urban form that is transit supportive on a major arterial street designed with a 
comprehensive strategy to achieve energy efficiency.  Opportunities for home occupation space is provided 
both within apartment units and in common areas of the building available for office space.   
 
Section 9.3.1 sets out polices related to Multi-Unit Residential Buildings and Intensification proposals.  The 
following applicable criteria is to be used when evaluating such proposals: 
 
 Building form, scale, height, setbacks, massing, appearance and siting are compatible in design, 

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

vicinity. 
 The residential development can be adequately served by local convenience and neighbourhood 

shopping facilities, schools, trails, parks, recreation facilities 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. 
 Vehicular access, parking and circulation can be adequately provided and impacts mitigated. 
 That adequate municipal infrastructure, services and amenity areas for residents can be provided. 
 Surface parking and driveways shall be minimized. 
 Development shall extend, establish or reinforce a publicly accessible street grid network to ensure 

appropriate connectivity for pedestrians, cyclist and vehicular traffic, where applicable. 
 Impacts on adjacent properties are minimized in relation to grading, drainage, location of service areas 

and microclimatic conditions, such as wind and shadowing 
 The development addresses public safety, identified public views and accessibility to open space, 

parks, trails and the Natural Heritage System, where applicable. 
 
RESPONSE: The proposed building form, scale, height, setbacks, massing, appearance and siting are 
compatible in design, character and orientation with buildings in the surrounding area.  The site is within 
walking distance of local convenience stores, shopping, trails, parks, open space and transit.  The 
development is transit supportive and located on a major arterial street that can accommodate the 
projected traffic resulting from 24 additional residential units.  Surface parking has been minimized and 
proposed screen plantings, low walls and fencing will reduce visual impact from public road allowances 
and adjacent neighbours. Impacts on adjacent properties have been carefully analyzed and minimized 
through building design and buffered by existing wooded areas on the site. 
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Section 9.3.2 addresses low density residential areas within the built-up area of the City which are currently 
predominantly low-density in character. The predominant land use in this designation shall be residential. 
 
Permitted Uses 
 

 The following uses may be permitted subject to the applicable provisions of this Plan: 
i) detached, semi-detached and duplex dwellings; and 
ii) multiple unit residential buildings, such as townhouses and apartments. 

 
Height and Density 
 
The built-up area is intended to provide for development that is compatible with existing neighbourhoods 
while also accommodating appropriate intensification to meet the overall intensification target for the built-
up area as set out in Chapter 3. The following height and density policies apply within this designation: 
 
 The maximum height shall be three (3) storeys 
 The maximum net density is 35 units per hectare and not less than a minimum net density of 15   units 

per hectare. 
 
RESPONSE: The proposed development will consist of a three residential units in a two storey dwelling 
and an additional 21 units in a three and a half storey apartment building. The application will be developed 
at a maximum density of 45 units per hectare.  
 
As a result of these two deviations from the height and density provisions of the Official Plan, the owners 
are seeking an amendment to the Official Plan by approving a “Notwithstanding” clause in the Low Density 
Residential Height and Density provisions.   
 
The Official Plan promotes residential intensification within the Built Boundary of the City.  It encourages 
maximizing the use of existing infrastructure and services and the provision of affordable housing.  The 
proposed co-housing community will satisfy these goals and objectives.  The existing zoning by-law 
established the R.4D zone to recognize infill developments within the built boundary of the City and this 
zone allows a maximum density of 100 units per hectare.  Speedvale Avenue being a major arterial road 
accommodates a mix of commercial and residential uses, with residential uses ranging from 3 storey 
apartment buildings to one storey single detached dwellings.  The immediate neighbours to this 
development include a two storey apartment geared to seniors to the south and a single detached 
dwellings to the southeast along Delhi.  These uses are buffered from the development by existing 
vegetation, the community gardens and woodlands. The single detached dwelling immediately east of the 
property is being considered for redevelopment but will be buffered from this development by fencing 
and/or landscaping.  Delhi Street and Speedvale Avenue provide a distinct buffer for existing uses along 
the opposite side of these roads. 
  
The proposed development of the subject lands conforms with the policies set out in the City 
of Guelph Official Plan. 
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   FIGURE 6:  CITY OF GUELPH OFFICIAL PLAN  
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4.2.2 CITY OF GUELPH COMPREHENSIVE ZONING BY-LAW (1995)-14864 
 
The subject lands are currently zoned single detached residential (R.1B).   
 
A zone change is required to allow the development of a 4 storey - 21 unit apartment building and 
conversion of the house at 213 Speedvale Avenue East to a three unit dwelling.  Although the apartment 
building is only 3 ½ storey in height, Building staff have advised that the difference between 3 and 4 
storeys in the Building Code is absolutely critical, hence the request for a maximum height of 4 storeys. 
 
The development will require a Specialized R.1D Zone to support this application with variances to the 
Minimum Rear Yard regulation, Minimum Side Yard regulation and required number of Parking Spaces, as 
well as defining the Permitted Use. 
 
The following chart reflects the changes required to the R4.D zone to accommodate this development. 
 
TABLE 5.4.2 – REGULATIONS GOVERNING R.4D ZONE 
 

Row 
1 

Type Regulation - Required Provided Compliance 

2 Zone R.4D    
3 Minimum Lot Area 650 m2 5,341.3 m2 Y 
4 Minimum Lot Frontage 15 m 45.42 m Y 
5 Maximum Density 100 units/ha = 53 24 Y 
6 Minimum Front Yard and 

Exterior Side Yard 
3 m Delhi Street – 4.4 

Speedvale Avenue – 3.5 
Y 
Y 

7 Maximum Front and 
Exterior Side Yard 

6 m Delhi Street – 4.4 
Speedvale Avenue – 3.5 

Y 
Y 

8 Minimum Side Yard ½ building height – Min. 3 m 
(11.9÷2=5.9)  

3.0 m N 

9 Minimum Rear Yard 20% of lot depth (80.9 x 20% = 
16.18) or ½ building height (11.9 
÷2=5.9  ) but not less than 7.5 m  

3.0 m N 

10 Maximum Building Height 4 storeys 
Angular plane (4.16) Max. 45% 
Height Restrictions (4.16 - storeys) 

4 storeys 
Less than 45% 
3 ½ storeys 

Y 
Y 
N/A 

11 Minimum Distance 
Between Buildings 

½ building height (11.9 ÷2=5.9   ) 
to a maximum of 30 m and a 
minimum of 5 m 

21.7 Y 

12 Minimum Common 
Amenity Area 

680 m2 2010 m2 + Y 

13 Minimum Landscaped 
Open Space 

20% of lot area (5341.53 x 20% = 
1,068.3) 
Front Yard landscaped 

3,484.88 m2 (63%) 
 
Front Yard landscaped 

Y 
 
Y 

14 Off-Street Parking 1.5 for first 20 and 1.25 above 20 
units (1.5 x 20 = 30 + 1.25 x 4 = 5)  
35 spaces 

24  
Deficient by 11 spaces 

N 

15 Buffer Strips Required adjacent to residential Will be provided Y 
16 Accessory Buildings or 

Structures 
In accordance with Section 4.5 None proposed Y 

17 Garbage, refuse storage 
and composters 

In accordance with Section 4.9 Inside building Y 

18 Floor Space Index 2 (5,339.8 x 2 = 10,679 m2) 3,961 m2 Y 
19 Fences In accordance with Section 4.20 Will be provided in accordance 

with by-law 
Y 

 



205-213 Speedvale Avenue East                                                                              Planning  Update Report 
Official Plan Amendment and Zone Change                                                                                                                                                                                                                                       
  

 
BSRD                                                                        February 2022                                                                         23                                       
                       

This Specialized R.1D Zone will recognize the use of the property for 24 residential units with three units 
contained within the existing dwelling at 213 Speedvale Avenue East.  The remaining 21 units will be 
accommodated within a separate new apartment building. 
 
The variance to the Minimum Side Yard is reasonable since only a corner of the building encroaches into 
this part of the Side Yard whereas the majority of the new building is well setback from the remaining 
side lot line.  The variance to the Minimum Rear Yard is a somewhat technical in nature as according to 
the by-law definitions, the front yard of this site is Delhi Street whereas in actual site development, the 
front yard is Speedvale Avenue.  The west side of the apartment building is therefore identified as the 
rear yard.  Had the west elevation been deemed to be the side yard, this application would be seeking 
relief from the 5.9 metre requirement to a 3.0 metre requirement as opposed to the 16.8 metre standard 
applied to a rear yard requirement.  The parking variance provision of 11 parking spaces is supported by 
strong ties of this community to public transit, car share, cycling and walking as alternative forms of 
transportation.  The development will meet the provision of one space per unit. 
 
 
4.2.3 PROPOSED ZONING BY-LAW AMENDMENT 
 
By-law Number (1995)-14864, as amended, is hereby further amended by transferring the properties 
legally described as being Lot 30 and Part of Lot 31, Registered Plan 221 in the City of Guelph, municipally 
known as 205 to 213 Speedvale Avenue East from the existing Single Detached Residential (R.1B) Zone 
to a Specialized Apartment (R.1D-?) Zone. 
 
Section 5.4.3.4. of By-law Number (1995)-14864, as amended, is hereby further amended by adding 
a new subsection 5.4.3.4.? 
 
5.4.3.4.? R.1D-? 
  205-213 Speedvale Avenue West 
  As shown on Defined Area Map Number 34 of Schedule “A” of this By-law 
 
5.4.3.4.?.1 Permitted Uses 

 24 residential units of which 3 units will be within the dwelling at 213 Speedvale Avenue 
East and the remaining 21 units within a separate apartment building. 

 Accessory uses 
 
5.4.3.4.?.2 Regulations 

In accordance with Section 5.3.2 of By-law Number (1995)-14864, as amended, with the 
following exception. 

5.4.3.4.?.2.1 Minimum Side Yard 
 Despite Table 5.4.2, Row 8 the Minimum Side Yard shall be 3.0 metres. 
5.4.3.4.?.2.2 Minimum Rear Yard 
 Despite Table 5.4.2, Row 9 the Minimum Rear Yard shall be 3.0 metres. 
5.4.3.4.?.2.3 Off-Street Parking 
 Despite Table 5.4.2, Row 14 24 parking spaces will be provided on-site. 
 
Schedule “A” of By-law Number (1995)-14864, as amended is hereby further amended by deleting Defined 
Area Map 34 and substituting a new Defined Area Map 34 attached hereto as Schedule “A”. 
 
Figure 7, the Zoning Map for this area, has been modified to show a Specialized (R.4D-?) Infill Apartment 
Zone. 
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FIGURE 7:  ZONING MAP 
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4.2.4 PROPOSED OFFICIAL PLAN AMENDMENT 
 
The subject lands are currently designated Low Density Residential on the Land Use schedule of the City 
of Guelph Official Plan. 
 
This designation permits the following uses, subject to the applicable provisions of this Plan: 
 
i) detached, semi-detached and duplex dwellings; and 
ii) multiple unit residential buildings, such as townhouses and apartments. 

 
Height and Density 
 
The built-up area is intended to provide for development that is compatible with existing neighbourhoods 
while also accommodating appropriate intensification to meet the overall intensification target for the built-
up area as set out in Chapter 3. The following height and density policies apply within this designation: 
 
 The maximum height shall be three (3) storeys 
 The maximum net density is 35 units per hectare and not less than a minimum net density of 15   units 

per hectare. 
 Notwithstanding policies 9.3.2.2 and 9.3.2.3, increased height and density may be permitted for 

development proposals on arterial and collector roads without an amendment to this Plan up to a 
maximum height of six (6) storeys and a maximum net density of 100 units per hectare in accordance 
with the Height and Density Bonus policies of this Plan. 

 
Since the Bonusing policies in relationship to community benefits are no longer in place, it is now necessary 
to apply for an Official Plan amendment to allow for the development of this application.  At the same 
time, the original bonusing policies included important considerations when evaluating this proposed 
Official Plan Amendment. 
 
These considerations include the following:  
 
i) is the proposal consistent with the goals, objectives and policies of this Plan;  
ii) is the proposal compatible with the surrounding area;  
 
The proposed development furthers the City’s objectives of residential intensification, maximizing the use 
of underutilized property and achieving a Net-Zero development.  The immediate neighbours to this 
development include a two storey apartment geared to seniors to the south and a single detached 
dwellings to the southeast along Delhi.  These uses are buffered from the development by existing 
vegetation, the community gardens and woodlands. The single detached dwelling immediately east of the 
property is being considered for redevelopment but will be buffered from this development by fencing 
and/or landscaping.  Delhi Street and Speedvale Avenue provide a distinct buffer for existing uses along 
the opposite side of these roads.   
 
The proposal also meets the following objectives: 
  

 protection, enhancement, and/or restoration of natural heritage features;  
 buildings that incorporate sustainable design features;  
 energy and/or water conservation measures; 
  the proposed development can be accommodated by existing infrastructure; and  
 The proposed development is located along an arterial and collector road network.  
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THE CORPORATION OF THE CITY OF GUELPH 

 By-law Number(2022)-_____ 

 A by-law to amend the Official Plan for the 
Corporation of the City of Guelph as it affects 
properties known municipally as 205 to 213 
Speedvale Avenue East  
(File OP_______/ZC________) 

 

Whereas Section 17 of the Planning Act, R.S.O. 1990, c. P. 13, as amended, authorizes 

the Council of a Municipality to adopt Official Plan Amendments; 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE CITY 

OF GUELPH ENACTS AS FOLLOWS: 

1. Amendment Number ____ to the Official Plan for the City of Guelph, as amended, 
consisting of the attached text, is hereby adopted. 

2. 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 Ontario 
Municipal Board. 

 

PASSED this _______________ day of _________, 2022. 

 
  

 
 

 CAM GUTHRIEDGE - MAYOR 
  

 
 

 STEPHEN O’BRIEN – CITY CLERK 



 

 

AMENDMENT NO. ______ 

TO THE 

OFFICIAL PLAN 

FOR THE CITY OF GUELPH 



 

 

THE CORPORATION OF THE CITY OF GUELPH 

 

 By-law Number(2022)-_____ 

 A by-law to amend the Official Plan for the 
Corporation of the City of Guelph as it affects 
properties known municipally as 205 to 213  
Speedvale Avenue East  
(File OP_____/ZC______) 

 

Whereas Section 17 of the Planning Act, R.S.O. 1990, c. P. 13, as amended, authorizes 

the Council of a Municipality to adopt Official Plan Amendments; 

1. Amendment Number _____ to the Official Plan for the City of Guelph, as amended, 
consisting of the attached text, is hereby adopted. 

2. 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 Ontario 
Municipal Board. 

 

PASSED this _______________ day of _________, 2022. 

  
 
 

 CAM GUTHRIEDGE - MAYOR 
  

 
 

 STEPHEN O’BRIEN – CITY CLERK 



 

 

AMENDMENT NO. ____ 

TO THE 

OFFICIAL PLAN FOR THE CITY OF GUELPH 

 

This Official Plan Amendment No. ___  document consists of the following parts: 

 PART A - THE PREAMBLE 

The Preamble contains the rationale including purpose, location and basis for the 

Amendment and background information in support of the Amendment.  The 

Preamble does not form part of this Amendment. 

 PART B - THE AMENDMENT 

The part of the Amendment consists of the specific text changes introduced to the 

Official Plan for the City of Guelph. 

 PART C - THE APPENDICES 

The Appendices contain additional background information and a summary of the 

public involvement associated with this Amendment and does not constitute part 

of Amendment No. ___ to the Official Plan for the City of Guelph.  The following 

appendices are included: 

Appendix 1: PUBLIC PARTICIPATION SUMMARY 

Appendix 2: PLANNING REPORT FOR PUBLIC MEETING 

Appendix 3: CITY COUNCIL RESOLUTION OF APPROVAL 



 

 

PART A – THE PREAMBLE 

 

PURPOSE 

The purpose of Official Plan Amendment No. ____ is to add a “Notwithstanding” clause to the 

Low Density Residential policies to allow for this site to be developed at a maximum density of 

45 units per hectare and to permit a 4 storey apartment building affecting only lands municipally 

known as 205 to 213 Speedvale Avenue East. 

Although the building is only 3 ½ storeys, the difference between three and four storeys in the 

Building Code is absolutely critical.  It essentially dictates under which section of the OBC the 

building can be designed. (Part 9 for three storeys or less, Part 3 for more than three storeys).  

Consequently the Official Plan Amendment is to permit a maximum height of 4 storeys. 

 

The associated rezoning by-law that would implement the Official Plan Amendment would 

change the zoning on the property from Single Family Residential (R.1B) Zone to a Specialized 

Infill Apartment (R.4D-?) Zone to permit a 4 storey apartment building with 21 residential units 

and a two storey triplex containing 3 residential units.  The Specialized zoning would also 

recognize changes to Side Yard and Rear Yard regulations, as well as, Parking regulations. 

 

(See Appendix 2 – Planning Report dated __________ for complete details). 

 

 



 

 

LOCATION  

The subject land affected by this proposed amendment is known municipally as 205 to 213 

Speedvale Avenue East and is located on the southeast corner of Speedvale Avenue and Delhi 

Street.  (See location map below). 

 

 

The subject property is legally described as Lot 30 and Part of Lot 31, Registered Plan 221. 

The site has approximately 80 metres of frontage on Speedvale Avenue and 45 metres of 

frontage along Delhi Street. 

 



 

 

BACKGROUND INFORMATION 

The site includes 0.53 hectares of land. 

There are 4 existing single detached dwellings located on the subject property.  Access to 205, 

207 and 211 Speedvale Avenue East is from Speedvale Avenue.  Access to 213 Speedvale 

Avenue East is from Delhi Street. 

 

In addition, there are a number of smaller rear yard buildings, a swimming pool, gardens and a 

wooded rear yard area associated with this property. 

 

The gardens have been on many garden tours hosted by the Steward McDonald Art Centre. The 

garden on tours are a result of requests from the public and many organizations such as the 

Steward McDonald Art Centre, the North American Native Plant Association, the Guelph Farm 

tour, Guelph's Healthy Landscapes and Pollination Guelph. 

 

The proposal includes the creation of a diverse, supportive co-housing lifestyle community 

accommodated within a new three and a half storey, 21 unit building and a two storey triplex 

dwelling located at the intersection of Delhi Street and Speedvale Avenue.   

 

Although the building is only 3 ½ storeys, the difference between three and four storeys in the 

Building Code is absolutely critical.  It essentially dictates under which section of the OBC the 

building can be designed. (Part 9 for three storeys or less, Part 3 for more than three storeys).  

Consequently the Official Plan Amendment is to permit a maximum height of 4 storeys. 



 

 

The gardens and a wooded rear yard area associated with this property will be maintained and 

become part of the overall common space associated with this development. 

 

Access to the property will include a full movement entrance onto Delhi Street with the existing 

driveway to the house at 213 Speedvale Avenue removed and the new entrance located further 

away from the Delhi/Speedvale intersection.   

 
BASIS 

In support of the application, the applicant has provided the following support documents in 

accordance with Official Plan Policy 10.18. 

 Conceptual Site Plan 
 Planning Justification Report 
 Draft Proposed Zoning By-law Amendment 
 Draft Proposed Official Plan Amendment 
 Urban Design Brief 
 Building Elevations/Renderings 
 Functional Servicing Report 
 Draft Servicing and Grading Plan 
 Stormwater Management Report 
 Tree Inventory/Preservation Plan 
 Traffic/Transportation Impact Study 
 Noise Study 

 

The proposal represents an appropriate development of the site.  The application is consistent 

with Council’s direction with respect to residential intensification and being a Net Zero 

community and the proposal represents good urban design. 

The Amendment has met the requirements of Section 10.18 of the Official Plan.   



 

 

PART B – THE AMENDMENT 

All of this section entitled “Part B – The Amendment” constitutes Amendment No. ___ to the 

Official Plan for the City of Guelph.  . 

Details of the Amendment 

The Official Plan for the City of Guelph is amended as follows: 

“Notwithstanding the policies of Section 9.3.2 (Low Density Residential) only the properties 

municipally know as 205 to 213 Speedvale Avenue East will be allowed to develop at a 

maximum density of 45 units per hectare and to a maximum height of 4 storeys.” 

 

 



 

 

PART C – THE APPENDICES 

The following appendices do not form part of Amendment No. ___, but are included as 

information supporting the amendment. 

Appendix 1: A SUMMARY OF PUBLIC PARTICIPATION 

Appendix 2: PLANNING REPORT numbered _____, dated __________________ 

Appendix 3: COUNCIL RESOLUTION OF APPROVAL  


