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1 Introduction 
On behalf of our client, ASC (Guelph) Facility Limited Partnership, please accept this Planning 
Justification and Urban Design Report (“Report”) as part of Zoning By-Law Amendment 
Application Addendum No. 1 for the property municipally known as 33 and 37 Arkell Road and 
1408 Gordon Street, Guelph (“Subject Property”, “Site” or “Subject Lands”). This Report is an 
updated version of the Report submitted as part of the initial complete application, and reflects 
the revised development concept now being proposed by the applicant.  

Our client is proposing to develop the Subject Property as a mixed use seniors-oriented 
community which will provide a continuum of seniors oriented housing options ranging from 
supported apartment uses, independent living units and memory care units in addition to a broad 
range of amenities  

This Report has been prepared as part of the complete application as set out in the Record of 
Pre-Submission Consultation for the proposed development, and provides: 

 An overview of the Subject Property and its neighbourhood context; 

 An assessment of the current land use planning framework that applies to it; 

 A detailed review of the development concept and proposed site design; 

 An Urban Design Review describing the design of the proposed development and how it 
adheres to the City of Guelph’s urban design framework; 

 A summary of the required development applications necessary to facilitate the 
proposed development; 

 Land use planning rationale with regards to the development proposal; and, 

 A review of the technical studies and plans prepared as part of the complete application. 

As noted, this Report has been updated to reflect the revised concept now being advanced by 
the applicant in response to comments received from the City of Guelph on the original 
application. Details of the revisions made to the development concept from the original version 
are summarized in the cover letter for the Zoning By-Law Amendment Addendum. 

As discussed in this Report, it is our opinion that the proposed development is consistent with 
the direction of the Provincial Policy Statement, Conforms to the Growth Plan for the Greater 
Golden Horseshoe, and adheres to the policy direction of the City of Guelph Official Plan. 
Moreover it is our opinion that the development represents context sensitive intensification within 
the growth management framework of the City of Guelph and represents good land use 
planning. 
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2 Site Location and Context 
The Subject Property is municipally known as 33 and 37 Arkell Road and 1408 Gordon Street, 
City of Guelph. The legal descriptions of the Subject Property are as follows: 

 Pt Lot 7, Concession 8, City Of Guelph, As In Ro700881 

 Pt Lot 7, Concession 8, Designated As Part 3 On Plan 61R-11921 

 Pt Lot 7, Concession 8, City Of Guelph, As In Is.15763, Is.14494 

The Subject Property is located near the intersection of Gordon Street and Arkell Road as 
shown on Figure 1, in an area colloquially known as ‘Hamilton Corners’.  

The site has approximately 77 metres of frontage along Arkell Road and 25 metres of frontage 
along Gordon Street. In total, the lot has an area of 19,623 square metres or approximately 4.85 
acres. 

 
Figure 1: Site Location (Source: Geowarehouse) 

2.1 Existing Site Conditions  

2.1.1 Existing Vegetation, Structures and Grading 
As shown on the Topographic Survey (Van Harten) and Existing Conditions Plan (GM BluePlan), 
the topography of the site generally falls from the east to the west (approximately 5 m drop along 
the Arkell Road frontage), and from the north to the south. The low point of the site is in the 
south-east corner of the site, abutting Gordon Street. 

The existing grades of the site have informed the proposed development concept, and the 
development has been designed to reduce the amount of retaining walls required, particularly 
along the perimeter of the site. 

Of note, the proposed right-in-right-out access from Arkell Road has been proposed toward the 
western side of the site in order to limit the amount of grading required to provide access to the 
underground parking facilities. In essence, much of the underground parking has been built into 
the natural grades of the site. If the driveway access were to have been proposed along the 
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eastern property line as contemplated by the Concept Plans for the Gordon Street Intensification 
corridor, considerable earth movement would have been required in addition to a tall (5+ m) 
retaining wall along the eastern property line. Further, it is anticipated that a portion of the 
underground parking facility would be partially exposed visible in the north-west corner of the 
site.  

In our opinion, the proposed driveway location is advantageous from a built form/urban design 
perspective, as it will minimize the amount of grading and retaining required on the site, and will 
support the achievement of a harmonious streetscape along the Arkell Road frontage.  

 
Figure 2: Site – Looking East from Gordon along Arkell (Source: Google Earth)  

A Tree Management Plan has been prepared by IBI Group cataloguing the existing trees / 
vegetation and identifying tree retention and removals, as well as measures proposed to ensure 
the protection of trees to be maintained. 

2.2 Neighbourhood Context 
The surrounding area has experienced considerable investment and redevelopment over the 
past decade, which includes the Solstice student housing development (west of the site) and a 
recently constructed stacked townhouse development (Moshi Holdings).  

The site is also located within close proximity to a range of other uses, including:  

 Commercial/retail node along Gordon Street (‘1’ on Figure 3);  

 ‘Solstice 1’ student housing development to the west (‘2’ on Figure 3); 

 A low density residential neighbourhood to the southeast (‘3’ on Figure 3);  

 Medium/high density residential neighbourhood to the north (‘4’ on Figure 3); 

 Arkell Road Bible Chapel, east of the site (‘5’ on Figure 3);  

 Pine Ridge Park (‘6’ on Figure 3);  

 An adult/continuing education facility (‘7’ on Figure 3); and,  

 Robin Road Park/natural area (‘8’ on Figure 3).  



IBI GROUP FINAL – REVISED AS PART OF ZONING BY-LAW AMENDMENT ADDENDUM NO. 1 
PLANNING JUSTIFICATION & URBAN DESIGN REPORT 
Prepared for  ASC (Guelph) Facility Limited Partnership  

April 26, 2022 4 

 
Figure 3: Surrounding land Uses – Key Map (Aerial Imagery Source: Land Information Ontario) 

Images showing many of these uses are shown in Figures 4-8, below. 

 
Figure 4: Gordon and Clair Commercial Node (Source: Google Streetview) 
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Figure 5: Solstice 1 Student Residence (Source: Google Streetview) 

 
Figure 6: Low Density Residential, Malvern Crescent (Source: Google Streetview) 
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Figure 7: Arkell Road Bible Chapel (Source: Google Streetview) 

 
Figure 8: Pine Ridge Park (Source: Google Streetview) 

2.2.1 Adjacent Development Proposal (1354 Gordon Street) 
In addition to the foregoing, we are also aware of a proposed mixed use development at 1354 
Gordon Street, which is proposed to include an eight (8) storey apartment building and gas 
station, immediately adjacent to the subject site. We understand that a Zoning By-Law 
Amendment application was submitted for this property, which is currently under review by the 
City of Guelph. 
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3 Proposed Development Concept 
As shown on the proposed Site Plan prepared by IBI Group, the applicant is proposing the 
comprehensive redevelopment of the property to include a mixed use retirement community.  

The proposed development has been designed to support the ability for future residents to age 
in place, with retirement oriented apartment suites providing the greatest amount of 
independence (with units containing a small kitchen) and memory care units providing the 
greatest degree of supports. All residents of the building would benefit from shared amenities 
and services provided within the development. Key elements of the proposed development 
include:  

 47 seniors / retirement-oriented apartment suites; 

 99 independent living suites; 

 80 memory care residential units; 

 A range of building amenities and services tailored to the needs of future residents, 
including fitness facilities, a swimming pool, dining facilities (bistro, private dining, and 
main dining room), personal services, library, chapel, and theatre;  

 A dedicated commercial unit (257 sq. m) along the Arkell Road frontage; and, 

 Extensive outdoor amenity areas and landscaped areas including a secured outdoor 
terrace (for exclusive use of memory care residents), outdoor dining areas, outdoor 
seating and walking paths. 

The proposed development will include three wings tailored to the specific care needs of future 
residents. The memory care wing will be five storeys in height and makes up the portion of the 
building facing Arkell Road. The western portion of the ground floor will contain a dedicated 
commercial unit with access from Arkell Road.  

The independent living wing of the building generally makes up the middle portion of the 
building. The independent living wing is proposed to be six storeys in height. The retirement 
apartment wing of the building will be situated toward the south of the site and will be five 
storeys in height.  

The retirement residential and independent living wings of the building will be joined/connected 
via a shared one storey fitness and pool area, providing access to the remaining building 
amenities and services. Amenities within the building are proposed to include: pool area, yoga 
studio, fitness areas, salon, theatre, chapel, library, and a multi-purpose room. The retirement 
community will also include dining facilities (main dining room, a la carte dining, a bistro, and 
private dining room) for residents and their guests.  

The development also contemplates extensive outdoor amenity areas including a secured 
outdoor terrace for memory care residents, outdoor dining areas, walkways, a gazebo and 
outdoor exercise areas. Additional details about the site layout and design of the development 
are discussed in the urban design section of this Report. 

The development concept now being advanced by the applicant responds to the comments 
received on the initial development proposal from City of Guelph staff. Following the receipt of 
comments from City staff on the original application, including comments received through the 
concurrent site plan application process, the applicant has made several changes to the 
proposed development concept which are now reflected on the updated site plan. Key changes 
from the initial development concept include: 

 Providing an increased setback to Arkell Road to reflect the required road widening and 
to provide a 6 m setback from the new lot line. 
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 Revising the access from Arkell Road to limit movements to right-in only, thereby 
preventing exiting traffic onto Arkell. 

 Redesign of the Arkell Road frontage and reduction of required retaining walls in that 
area. 

 Revising the orientation of the Seniors Apartment wing of the development to provide an 
increased setback to the adjacent R1B zoned properties. 

 Providing an increased landscape buffer around the perimeter of the site. 

 Improving the interface between the proposed loading space and adjacent land uses by 
providing additional landscaped space between the lot line and the loading bay. 

 Providing additional landscaping along the Gordon Street entrance which was achieved 
by reconfiguration of underground stormwater management infrastructure. 

 Reconfiguration of walkways, parking areas and drive aisles to adhere to City of Guelph 
design standards. 

 Refinement of landscape programming and amenities throughout the site. 

 Providing barrier free access to the commercial unit from Arkell Road. 

3.1 Proposed Land Use Planning Applications 
This section of the Planning Justification Report discusses the land use planning approvals 
required to accommodate the proposed development concept. 

3.1.1 Zoning By-Law Amendment  
As a result of comments received on the original development concept and Zoning By-Law 
Amendment application which have led to the revised site plan, the applicant is submitting 
Addendum No. 1 to Zoning By-Law Amendment OZS21-002. The overall nature of the 
application remains the same as the initial proposal (i.e. to re-zone the property R4.A) to allow 
for the proposed six storey mixed use development, but the proposed site-specific regulations 
have been revised to reflect the updated concept. Site specific regulations now proposed are as 
follows:  

 Notwithstanding Section 3 of the Zoning By-Law, for the purposes of the development 
the Arkell Road Frontage shall be deemed the Front Lot Line.  

 Permit The use of the site for commercial / retail purposes to accommodate the 
dedicated 257 sq. m commercial unit; 

 Permitting a maximum density of 115 units per hectare, whereas a maximum of 100 
units per hectare is permitted;  

 Permitting a minimum eastern side yard of 3 m, whereas a side yard of half the height of 
the building is required;  

 Permitting a minimum rear yard setback of 42 m whereas a rear yard of 20% of the lot 
depth (or 46.6 m) is required;  

 Permitting a maximum FSI of 1.3, whereas a maximum FSI of 1.0 is permitted; and  
 Implementing site specific parking rates:  

 
o Retail: 1 space per 33 sq. m  
o Seniors Apartment Units: 1.5 per unit for first 20, 1.25 per unit for additional unit  
o Independent Living Units and Memory Care Units: 1 space per every 3 units.  
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In addition to the regulations noted above, in order to ensure that a compatible transition is 
provided to adjacent low density residential (R1B zoned lands), the applicant is proposing that 
for the purposes of regulating building height and massing a 45 degree angular plane shall be 
applied to the southern 46 m of the property, as measured from the rear lot line.  

These site specific regulations have been included in the proposed Draft Implementing By-Law 
which is included in this resubmission package. 

3.1.2  Site Plan Application 
In addition to the Zoning By-Law Amendment, the proposed development will be subject to Site 
Plan review and approval by the City of Guelph. To ensure that site development matters are 
effectively considered at the Zoning By-Law Amendment stage, the applicant has initiated the 
site plan review process for the site, and has incorporated many revisions to the site plan based 
on technical comments received to date. It is understood that full approval of the Zoning By-Law 
Amendment application will be required prior to the approval of the Site Plan application. 
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4 Land Use Planning Framework 
The development of the subject lands is guided by a range of Provincial legislation, policies 
and plans, the City of Guelph Official Plan, and the City of Guelph Zoning By-Law. This section 
of the Report discusses the application and how it adheres and responds to this land use 
planning framework.  

4.1 Planning Act 
The Planning Act, R.S.O. 1990 sets out the legislative framework for land use planning in  
Ontario, and provides the authority for the Minister of Municipal Affairs and Housing to issue 
policy statements and plans to guide land use planning and development in the province. The  
Act also sets out the legislative framework for local land use planning tools and plans, including  
Official Plans, Zoning By-Laws and Site Plan Approvals.  
 

Provincial Interest  Demonstration of Regard  
a. The protection of ecological systems, 

including natural areas, features, and 
functions;  

The subject property does not contain any 
significant natural features or areas, nor is it 
designated as a natural heritage area in the 
City of Guelph Official Plan. 
  

b. The protection of agricultural resources 
of the Province;  

Not applicable.  

c. The conservation and management of 
natural resources and the mineral 
resource base;  

Not applicable.  

d. The conservation of features of 
significant architectural, cultural, 
historical, archaeological or scientific 
interest;  

Stage I and II archaeological studies have 
been conducted with regards to the entirety of 
the Subject Property by previous owners of 
the lands. Based on these studies and 
confirmation from City of Guelph staff, it is 
understood that no further archaeological 
assessment is warranted for the property. 

e. The supply, efficient use, and 
conservation of energy and water;  

The proposed development will be connected 
to the City’s water, wastewater and 
stormwater infrastructure. The proposed 
servicing and stormwater management for the 
proposed development is described in the 
Functional Servicing Report and Stormwater 
Management Brief prepared by GM BluePlan. 

f. The adequate provision and efficient use 
of communication, transportation, 
sewage and water services and waste 
management systems;  

Communication: It is understood that Bell 
communications infrastructure exists along 
the Gordon Street frontage of the property. It 
is anticipated that the proposed development 
will connect to existing communication 
infrastructure, which will be confirmed through 
the Site Plan approvals process. 
 
Transportation: The development proposes 
one access onto Arkell Road and one access 
onto Gordon Street, as described in the 
Transportation Impact Study prepared by 
Paradigm Transportation Solutions. The 
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access onto Arkell will be right-in-right-out, 
whereas the access onto Gordon will be full 
movements.  
 
Sewage and Water: The proposed 
development will be connected to the City’s 
water and wastewater infrastructure. The 
proposed servicing and stormwater 
management for the proposed development 
is described in the Functional Servicing 
Report and Stormwater Management Brief 
prepared by GM BluePlan. 
 
Waste Management: Private waster pickup is 
proposed for the development, which will be 
collected in a centralized garbage room. 

g. The minimization of waste;  The proposed development constitutes an 
infill development which minimizes waste by 
making use of existing infrastructure 
(servicing, roads etc.). 

h. The orderly development of safe and 
healthy communities;  

The proposed development has been 
designed to support the health and safety of 
future residents as well as the neighbouring 
community. This includes the provision of 
extensive building amenities, personal 
services and landscaped/amenity areas, 
some of which will be available to residents of 
the area. 
 
The proposed development also supports the 
concept of ‘aging in place’ by providing a 
range of housing options and supports 
tailored to individual needs of future 
occupants. 

h.1) The accessibility for persons with 
disabilities to all facilities, services, and 
matters to which this Act applies;  

The proposed development exceeds the 
requirements of the Accessibility for 
Ontarians with Disabilities Act (AODA) and 
features extensive barrier-free attributes, 
including barrier free access to all entrances, 
amenity areas, dining areas and personal 
services, and the majority units will be 
designed as barrier-free accessible. 

i. The adequate provision and distribution 
of educational, health, social, cultural, 
and recreational facilities;  

The proposed development will provide a 
range of personal services, support and 
health care services to future residents.  

j. The adequate provision of a full range of 
housing, including affordable housing;  

The proposed development supports the 
ability for residents to ‘age in place’ by 
providing units and care tailored from 
independent seniors-oriented apartments 
suites to memory care units.  

k. The adequate provision of employment 
opportunities;  

The proposed development will generate 
local employment opportunities which will 
include administrative staff, dietary staff, 
support staff/caretakers and program staff.  
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l. The protection of the financial and 
economic well-being of the Province and 
its municipalities;  

Not applicable. 

m. The co-ordination of planning activities of 
public bodies;  

The proposed development applications will 
be subject to municipal and agency review to 
ensure the coordination of development 
activities and the adherence of public policy. 

n. The resolution of planning conflicts 
involving public and private interests;  

Not applicable. 

o. The protection of public health and 
safety;  

The proposed development will contain 
housing and supports geared to the needs of 
future residents supporting the development 
of healthy and safe communities. 

p. The appropriate location of growth and 
development;  

The proposed development is located along 
the Gordon Street Corridor which has been 
identified as priority area for growth by the 
municipality. Specifically, the City of Guelph 
Official Plan contemplates the use and 
development of the site for neighbourhood 
commercial and medium density residential 
uses up to eight storeys in height on the 
subject property. 

q. The promotion of development that is 
designed to be sustainable, to support 
public transit and to be oriented to 
pedestrians;  

The proposed development is well-served by 
inter-city and intra-city modes of transit, 
including local bus routes 5 and 99 and a Go 
bus station, all of which stop at the 
intersection of Gordon and Arkell. 
 
The development is proposed to contain 
extensive outdoor amenity areas and walking 
paths, which will connect to the municipal 
sidewalk system. 

 

4.1.1 Zoning By-Law Amendments and Site Plan Applications  
The Planning Act establishes the legislative basis for Zoning By-Law Amendment applications. 
Accordingly, the proposed application is being requested pursuant to Section 34 of the Planning 
Act, which establishes the legislative basis for Zoning By-Law Amendments. 

4.2 Provincial Policy Statement 
The Provincial Policy Statement (PPS) was issued under Section 3 of the Planning Act and 
came into effect on May 1, 2020. It replaced the previous version of the PPS, issued in 2014. 
Approval authorities, in carrying out their responsibilities under the Planning Act, are to ensure 
that their decisions “are consistent with” the PPS.  
 
The PPS builds off of the “Matters of Provincial Interest” as set out in the Planning Act, with the 
goal of enhancing the quality of life for all citizens of Ontario. The focus of the PPS is building 
strong communities, a clean and healthy environment, and supporting sustainable economic 
growth by directing development to existing settlement areas, encouraging efficient and cost-
effective land use development patterns, and protecting natural resources for the long term.  
 
The PPS is to be read in its entirety and applicable policies are to be applied to specific 
situations/applications. The following subsections of this Report provides a summary of relevant 
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policies of the PPS and an assessment of how the proposed development adheres to this policy 
direction.  

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

Section 1.1 of the PPS establishes province wide policy direction with regards to managing and 
directing land use patterns to achieve resilient land use patterns. These policies are discussed in 
the following table. 

Policy 
No.  

Policy  Discussion of Consistency  
 
1.1.1  Healthy, livable 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 
range and mix of residential (including 
second units, 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;  

  
  
  
 
  

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;  

  

  
  

a. The proposed development 
facilitates intensification within the 
City’s Built-Up Area, promoting an 
efficient land use pattern within 
this area.  

  
b. The proposed development 
will provide seniors apartment, 
independent living and memory 
care housing units which will add 
to the range and mix of housing 
within the City, including special 
needs housing.  

  
  
 
  

c. The proposed development is 
not anticipated to cause 
environmental or public 
health/safety concerns. The 
proposed development 
will conform to and exceed the 
minimum standards of the Ontario 
Building Code and the AODA.  

  
d. This policy is not applicable to 
the proposed development as the 
subject lands are not adjacent to 
or nearby a Settlement Area 
identified by the City’s Official 
Plan.  
  
e. The proposed 
development represents a higher 
density use of the subject lands 
than what is existing, 
facilitating the intensification of 
the subject lands.  
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f. improving accessibility for 
persons with disabilities and older 
persons by identifying, preventing and 
removing land use barriers which 
restrict their full participation in 
society;  

  
 
 
 
 
 

g. ensuring that necessary 
infrastructure, electricity generation 
facilities and transmission and 
distribution systems, and public 
service facilities are or will be 
available to meet current and 
projected needs; and  

  
h. promoting development and land 
use patterns that conserve 
biodiversity; and  

   
i.  consider the impacts of a 

changing climate.  

  
f. The proposed development 
will conform to and exceed the 
minimum requirements of 
the AODA to support the 
development of an accessible 
community. The development will 
provide services geared to older 
adults and those with memory 
care needs, improving the 
livelihood of future residents, their 
families and the community.  

  
g. The necessary infrastructure, 
electricity generation facilities and 
distribution systems, and public 
service systems are available to 
meet the projected needs of the 
proposed development.  

 
   

h. No negative impacts to 
designated environmental 
features or areas are anticipated. 

  
i. The proposed 
development will contain several 
design elements supportive of 
sustainable design principles and 
climate change mitigation. 

 

4.2.1.1 Settlement Areas 

Section 1.1 of the PPS sets out policy direction with regards to development within identified 
settlement areas which are discussed in the following table. 

Policy 
No.  

Policy  Discussion of Consistency  

1.1.3.1  Settlement areas shall be the focus of 
growth and development.  

The proposed development 
represents context-appropriate 
intensification within the City’s Built-
Up Area.  

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 

  
  

 
 
a. The proposed development 
will include the redevelopment of 
an underused site and represents 
context appropriate infilling. 
 
b. Existing and 
proposed/planned infrastructure 
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available, and avoid the need for their 
unjustified and/or uneconomical 
expansion;  

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

  
  
  
  
 
 

d. prepare for the impacts of a 
changing climate;  

  
  
  

e. support active transportation;  
  
  
  
  
  
 
 
 
 
  

f. are transit-supportive, where 
transit is planned, exists or may be 
developed; and  

  
  
 
 
 

g. are freight-supportive.  

will be used to service the 
proposed development.   

  
 
 

c. The proposed 
development will contain several 
design elements supportive of 
sustainable design principles and 
climate change mitigation as 
detailed in the Community Energy 
letter submitted with the 
application. 
 
d. The proposed development 
represents context sensitive 
infilling which is reflective of smart 
growth principles.  

  
e. The proposed 
development provides residential 
units within walking/cycling 
distance to greenspaces, 
institutional uses, and commercial 
uses. The development is 
anticipated to include extensive 
landscape and amenities and 
bicycle parking to support active 
living. 

  
f. The proposed development is 
located along Guelph Transit 
service routes and in close 
proximity to transit stops. A future 
Go Bus station is contemplated at 
Arkell and Gordon providing 
options for inter-city transport. 

  
g. Not applicable. 

 

4.2.2 Housing 
Section 1.4 of the PPS sets out policy direction with regards to the provision of a mix and range 
of housing options which are discussed in the following table. 

Policy 
No.  

Policy  Discussion of Consistency  

1.4.1  To provide for an appropriate range and 
mix of housing types and densities 
required to meet projected requirements 
of current and future residents of the 
regional market area, planning authorities 
shall:  

  

  
  
  
  
  
  

a. The development constitutes 
an infill development which will 
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a. maintain at all times the ability to 
accommodate residential growth for a 
minimum of 15 years through 
residential intensification and 
redevelopment and, if necessary, 
lands which are designated and 
available for residential development; 
and,  

  
b. maintain at all times where new 
development is to occur, land with 
servicing capacity sufficient to provide 
at least a three-year supply of 
residential units available through 
lands suitably zoned to facilitate 
residential intensification and 
redevelopment, and land in draft 
approved and registered plans.  

help provide housing for seniors 
and supports the achievement of 
the City’s residential and special 
needs housing development 
goals.  

  
 

b. The proposed development is 
located in an area of the City that 
has been designated and zoned 
to accommodate residential and 
commercial development, and will 
connect to existing municipal 
services.   

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. 
However, where planning is 
conducted by an upper-tier 
municipality, the upper-tier 
municipality in consultation with the 
lower-tier municipalities may identify 
a higher target(s) which shall 
represent the minimum target(s) for 
these lower-tier municipalities; 
 

b) permitting and facilitating:  
 

i. 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  

 
ii. all types of residential 

intensification, including 
additional residential units, and 

 
 
 
 
 
 
 

a. The proposed development 
includes housing tailored to the 
needs of older adults and offers 
complementary services geared 
to individual needs. While the 
development is not contemplated 
as affordable housing, it 
represents supportive and special 
needs housing tailored to the 
needs of older adults and those 
with memory care needs. 
 
 
 
 
b. The proposed development 
will include a mix of senior’s 
oriented apartment units, 
independent living units and 
memory care units tailored to the 
needs of future residents. This 
model of development will 
support aging in place and 
provide accessible and supportive 
housing options. 
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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. 

 
 
 
c. The City of Guelph has 
contemplated the development of 
the Gordon Street corridor for 
mixed use and intensification 
purposes. The proposed 
development will include 
commercial and residential 
elements supportive of the City’s 
vision for the area. 

 
d. The proposed development 
represents context appropriate 
intensification in close proximity 
to transit and a range of 
commercial, institutional and 
recreational services. This will 
support the development of the 
area as a more walkable 
community. 

 
e. The densities of the proposed 
development are transit 
supportive. It is noted that the site 
has been designed to feature 
parking at rates tailored to the 
uses/function of the development 
so as to not provide an 
oversupply of parking.  

 
f. The proposed development 
has been designed in accordance 
with the City’s Urban Design 
framework and aligns with the 
overarching goals of the Gordon 
Street intensification corridor. 

 

4.2.3 Infrastructure and Public Service Facilities 
Section 1.6 of the PPS establishes a policy framework for Infrastructure and Public Service 
Facilities. 

4.2.3.1 Sewage, Water and Stormwater 

Section 1.6.1 of the PPS sets out policy direction with regards to sewage, water and stormwater 
management which are discussed in the following table. 

Sewage, Water and Stormwater  
1.6.6.2  Municipal sewage services and municipal 

water services are the preferred form of 
servicing for settlement areas to support 

The proposed 
development facilitates intensification 
within the City’s Built-Up 
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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.  

Area. Existing municipal sewage and 
water services will be used to support 
the proposed residential units.  

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, 
feasibly, 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.  

These stormwater management 
principles have been incorporated into 
the Stormwater Management Brief 
prepared by GM BluePlan Engineering 
Limited. 

 

Based on the forgoing, it is our opinion that the proposed development and Zoning By-Law 
Amendment is consistent with the Provincial Policy Statement. 
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4.3 Growth Plan for the Greater Golden Horseshoe 
On May 16, 2019 the Province of Ontario approved the updated Growth Plan for the Greater 
Golden Horseshoe 2019 (“Growth Plan 2019”) which sets out a long-term plan for growth and 
development in the Greater Golden Horseshoe area of Ontario, at the same time repealing the 
Growth Plan 2017. The entirety of the City of Guelph is located within the plan area of the Growth 
Plan 2019 and as such subject to the policies set out in the plan. 

The Growth Plan 2019 sets out a policy framework which is to be implemented when the next 
Municipal Comprehensive Review (Official Plan Review) is completed by the City of Guelph, a 
process which has recently been initiated by the City. Until such time as the next Municipal 
Comprehensive Review is undertaken, the Growth Plan 2019 directs that planning applications 
(including this Zoning By-Law Amendment application) are to be considered in accordance with 
the in-effect City Official Plans, which were approved under the Growth Plan 2006, but also within 
the policy framework established by the Growth Plan 2019.  

Section 1.2.1 of the Growth Plan 2019 sets out guiding principles for the plan, which include: 

 Supporting the achievement of complete communities that are designed to support 
healthy and active living and meet people's needs for daily living throughout an entire 
lifetime. 

 Prioritizing intensification and higher densities to make efficient use of land and 
infrastructure and support transit viability. 

 Improving the integration of land use planning with planning and investment in 
infrastructure and public service facilities, including integrated service delivery through 
community hubs, by all levels of government. 

 Providing for different approaches to manage growth that recognize the diversity of 
communities in the Greater Golden Horseshoe. 

 Protect and enhance natural heritage, hydrologic, and landform systems, features, and 
functions. 

In our opinion the proposed development adheres to these guiding principles by: 

 Supporting the development of a mixed use retirement community with a range of 
housing options (retirement residential, independent living and memory care) along with 
supportive personal services and commercial uses; 

 Representing context appropriate intensification aligned with the objective of the City of 
Guelph’s Official Plan and Development Concepts for the Gordon Street Intensification 
Corridor; 

 Not adversely impacting natural heritage or landform systems or their functions;  

 Supporting the ability and notion of aging in place, which supports the health and stability 
of communities. 

 Leveraging the efficient use of existing servicing infrastructure; and, 

 Supporting the use of planned and existing transit services (the subject lands are located 
within close proximity of multiple city bus stops/routes as well as a planned Go Transit 
Bus Stop). 

Based on the foregoing, it is our opinion that the proposed development conforms to the Growth 
Plan 2019. 
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4.4 City of Guelph Official Plan 
The City of Guelph Official Plan was adopted by Municipal Council on November 1, 1994 and 
has subsequently been amended from time to time to reflect and conform to applicable law and 
provincial land use planning policies and plans. Of note, this has included updates to the City of 
Guelph Official Plan through Official Plan Amendment (OPA) 39, OPA 42 and OPA 48 which 
were undertaken as the City’s most recent Official Plan update, which was completed in three 
phases. It is understood that the entirety of the Official Plan is now in full force and effect, save 
for site specific matters remaining under appeal. 

As set out in section 1.1 of the Official Plan, the purpose and intent of the Official Plan is to: 

a)  Establishes a vision, guiding principles, strategic goals, objectives and policies to 
manage future land use patterns that have a positive effect on the social, economic, 
cultural and natural environment of the city.  

b)  Promotes long-term community sustainability and embodies policies and actions that 
aim to simultaneously achieve social well-being, economic vitality, cultural conservation 
and enhancement, environmental integrity and energy sustainability. 

c)  Promotes the public interest in the future development of the city and provides a 
comprehensive land use policy basis which will be implemented through the Zoning By-
law and other land use controls.  

d)  Guides decision making and community building to the year 2031. 

In accordance with the Planning Act, where applicable all land use planning decisions must 
conform to the Official Plan. Similar to the PPS and the Growth Plan, the Plan “must be read in 
its entirety as a comprehensive policy framework to be used in land use evaluation and decision 
making”. 

Towards the development of the proposed development concept and the proposed Zoning By-
law Amendment, the City of Guelph’s Official Plan was reviewed in detail to confirm the existing 
policies and designations that apply to the site, and to ensure that the proposed concept 
appropriately considered municipal policy direction related to it.  

The following subsections of this Report discuss the policies and land use designations that 
apply to the site and which are relevant to the proposed Zoning By-Law Amendment application. 

4.4.1 Strategic Goals of the City of Guelph Official Plan  
Section 2.2 of the Official Plan establishes several strategic goals for the Official Plan and 
growth and development in the City, which include those summarized in the following table: 

 

Strategic Goal Discussion 

2.2.1. Planning a complete and healthy community 

b) Ensure an appropriate range and mix of 
employment opportunities, local services, 
community infrastructure, housing including 
affordable housing and other land uses are 
provided to meet current and projected needs 
to the year 2031. 

The proposed development contemplates 
the development of a mixed use retirement 
community containing a mix of retirement 
apartments, independent living facilities and 
memory care units (all of which would be 
classified as special needs housing tailored 
to the needs of seniors) along with a broad 
range of supportive commercial and 
personal services. The development also 
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contemplates the inclusion of a commercial 
unit along its Arkell Road frontage. 

c) Provide for urban growth and land use 
patterns that ensures efficient use of public 
expenditures and municipal financial 
sustainability over the long term 

The proposed development contemplated 
the context appropriate infilling of the subject 
site aligned with the goals and objectives of 
the City’s Official Plan and Concept Plans 
for the Gordon Street Intensification 
Corridor. The development responds to its 
location along the Gordon Street corridor 
and transitions to more stable areas to the 
southeast. 

h) Preserve and enhance a safe, liveable and 
healthy community 

The development will include a range of 
services tailored to seniors living including 
active and passive amenity areas, walking 
paths and outdoor amenity areas and secure 
amenity areas tailored to memory care 
residents.  

The development supports aging in place’ by 
providing a continuum of housing options for 
older adults tailored to individual needs. 

Protecting what is valuable 

a) Ensure that land use planning provides for 
a diverse and inclusive city. 

The development represents an age-friendly 
community and provides resources and 
amenities tailored to individual needs. This 
will support the development of Guelph as 
an age friendly community. 

b) Protect, maintain, enhance and restore 
natural heritage features and functions and 
biodiversity of the City’s Natural Heritage 
System to the greatest extent possible and 
support linkages between and among such 
systems and features within the city and 
beyond. 

No adverse impacts to natural heritage 
features are anticipated as a result of the 
development. A Tree Management Plan has 
been prepared as part of the complete 
Zoning By-law Amendment application to 
identify and protect existing vegetation, 
where possible. 

c) Enhance the visual identity of the city 
through protecting and celebrating the City’s 
cultural heritage resources. 

The site does not contain any existing 
designated/listed heritage buildings nor does 
it contain any known archaeological 
resources. A Stage 1 and 2 archaeological 
study has been prepared by previous 
owners of the site, which concluded that no 
further archaeological work is warranted for 
the lands. 

d) Establish and implement policies and 
actions that will contribute to achieving the 
targets of the City’s Community Energy Plan. 

As part of the complete Zoning By-Law 
Amendment application, a letter 
summarizing sustainable design elements 
has been prepared. The site proposes 
extensive outdoor recreation, softscaped 
areas, and a stormwater management 
regime inclusive of some onsite 
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management. Various other matters are 
summarized in the letter. 

Transportation 

a) Develop a safe, efficient, convenient and 
sustainable transportation system that 
provides for all modes of travel including 
cycling and walking to support sustainable 
land use patterns. 

The proposed development contemplates a 
network of internal sidewalks and paths 
connecting to the municipal sidewalk 
system. A road widening along Arkell Road 
has been identified which will be conveyed 
to the City for future road work, which may 
include bike/cycling network upgrades. 

Municipal Servicing 

a) Direct development to those areas where 
full municipal services and related 
infrastructure are existing or can be made 
available, while considering existing land 
uses, natural heritage systems, development 
constraints, fiscal sustainability, development 
costs and related factors. 

The proposed development will connect to 
the municipal water, sanitary and stormwater 
networks. It is understood based on 
discussions and modeling by City staff, that 
sufficient capacity exists to accommodate 
the development and that servicing 
upgrades are proposed by the City along 
Gordon Street. 

b) Protect, maintain, enhance and 
sustainably manage the finite groundwater 
and surface water resources that are needed 
to support the City’s existing and planned 
growth and natural systems 

As part of the complete Zoning By-Law 
Amendment application, a preliminary 
Hydrogeological Study has been prepared 
by CVD. In addition, the site is subject to 
ongoing hydrogeological monitoring which 
will be completed prior to the development of 
the site. 

Community Infrastructure 

b) Provide an appropriate supply and 
distribution of community facilities to meet the 
social, health and education needs of existing 
and future residents in a manner that 
maximizes accessibility. 

The proposed development will contain a 
range of services and amenities tailored to 
the needs of its future residents.  

d) Ensure that an adequate supply, range 
and geographic distribution of housing types 
including affordable housing, special needs 
housing and supporting amenities are 
provided to satisfy the needs of the 
community. 

The development represents special needs 
housing geared to older adults and those 
with memory care needs and will offer 
services for dietary, personal service, social 
and limited healthcare needs. 

Urban Design 

a) Preserve, enhance and protect the distinct 
character of the city and the sense of a 
community of neighbourhoods. 

The subject property is located along the 
Gordon Street intensification corridor and as 
such has been contemplated for growth in 
alignment with the City’s growth 
management framework. The proposed 
development represents site-specific infilling 
of the site as a mixed use, retirement 
community. 
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b) Build a compact, mixed-use and transit-
supportive community. 

The development proposes a mixed use 
retirement community with a compact urban 
form and an intensity of development 
supportive of transit use. The site is within 
close proximity of a Guelph Transit stop, as 
well as within close proximity of a potential 
GoTransit bus station stop. 

c) Plan and design an attractive urban 
landscape that reinforces and enhances 
Guelph's sense of place and identity while 
encouraging innovative design and 
development opportunities. 

The development has been designed to 
embrace the Arkell Road frontage 
supporting the development of a pedestrian 
oriented streetscape, complementary of 
recent developments in the area. 

d) Encourage intensification and 
redevelopment of existing urban areas that is 
compatible with existing built form. 

The development contemplates the siting of 
the building towards its Arkell Road frontage 
and includes a significant rear yard setback 
to the southeast, where the site abuts a low 
rise residential area. This will allow for the 
development of the site in alignment with the 
City’s intensification objectives while being 
sensitive to lands intended to remain in low 
rise residential use. 

 

Based on the above, it is our opinion that the proposed development is aligned with the Strategic 
Goals of the City’s Official Plan. 

4.4.2 Planning a Complete and Healthy Community 
Section 3 of the Official Plan establishes policy direction supporting the development of the City 
of Guelph as a Compete and Healthy Community. 

Policy 3.1.1 of the Plan provides that “Planning for a complete community, as a central theme to 
this Plan, is focused on the achievement of a well-designed, compact, vibrant city that provides 
convenient access to: i) an appropriate mix of employment opportunities; ii) a range of housing 
options; iii) local services and community infrastructure including affordable housing, schools, 
recreation and open space; and iv) public transportation and options for safe, non-motorized 
travel.”  

In our opinion the proposed development will support the goal of making Guelph a complete and 
healthy community by including a range of special needs housing options geared to a continuum 
of housing needs of older adults and providing a range of services and amenities tailored to 
future residents. The proposed development represents for the mixed-use intensification of the 
site in alignment with the City’s Official Plan and will provide a density that is transit supportive, 
while also providing appropriate transitions to neighbouring areas. 

4.4.3 Housing Supply 
Section 3.6 of the Official Plan directs that: 

“To provide for an appropriate range of housing types and densities to meet projected 
requirements of current and future residents, the City shall: 

i. maintain at all times the ability to accommodate residential growth for a 
minimum of 10 years through residential intensification and redevelopment and 
on lands which are designated and available for residential development; and 
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ii. maintain at all times where new development is to occur, land with servicing 
capacity sufficient to provide at least a 3 year supply of residential units 
available through lands suitably zoned to facilitate residential intensification and 
redevelopment and land in draft approved and registered plans.” 

In our opinion, the proposed development will help ensure an adequate supply of appropriate 
housing options in the City. 

4.4.4 Built Up Area, General Intensification and Intensification Corridors 
Section 3.7.1 of the Official Plan recognizes that in order to ensure an appropriate range and mix 
of land uses and to support the development of a complete community, a “significant portions of 
new residential and employment growth will be accommodated within the built-up area through 
intensification”.  

Although currently vacant, we note that the subject property is located within the existing Built-
Up Area of the City of Guelph as shown on Schedule 1 of the Growth Plan. We also noted that 
the site is partially located within an ‘Intensification Corridor’, where growth and development is 
planned to be focussed within the City. 

 
Figure 10: Schedule 1, City of Guelph Official Plan, Growth Plan Elements  

Policy 3.7.3 of the Official Plan provides that by 2015 and each year thereafter a minimum of 
40% of residential development is to occur within the Built-Up Area, and that the City will 
encourage (“promote and facilitate”) intensification within its strategic growth areas, which 
include the downtown, mixed use nodes and intensification corridors. As the subject property is 
located both within the Built-Up Area and along an Intensification Corridor, it is our opinion that 
the Official Plan clearly directs that the site should be contemplated for infilling and 
intensification. 

Policy 3.7.3 of the Official Plan also sets out the following policy direction which has been 
considered in the proposed Zoning By-Law Amendment: 

*SITE 
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 The City will plan and provide for a diverse and compatible mix of land uses, 
including residential and employment uses to support vibrant communities.  

 A range and mix of housing will be planned, taking into account affordable housing 
needs and encouraging the creation of accessory apartments 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.  

 The City will plan for high quality public open space with site design and urban 
design standards that create attractive and vibrant spaces.  

 Development will support transit, walking, cycling for everyday activities. 

 The City will identify the appropriate type and scale of development within 
intensification areas and facilitate infill development where appropriate 

In our opinion, the proposed development conforms to this policy direction as it: 

 Will provide for a mixed use retirement community including retirement apartments, 
independent living facilities, memory care units and a range of supporting services 
and amenities, as well as a dedicated commercial unit; 

 Provides housing options tailored to special needs of future residents; 

 Represents context-appropriate infilling aligned with the City’s strategic planning 
goals, while also providing sympathetic transitions to stable areas; 

 Will support the use and viability of active modes of transportation and transit use; 
and, 

 Will feature a high standard of urban design. 

Section 3.10 of the Official Plan builds on this policy direction and establishes policies specific to 
Intensification Corridors, which is discussed in the following table. 

No. Policy Discussion 
3.10.1 Intensification Corridors are identified on 

Schedule 1 of this Plan and will be 
planned to provide for mixed-use 
development in proximity to transit 
services at appropriate locations. 

The subject property is located along 
the Gordon Street Intensification 
Corridor on Schedule 1 of the Official 
Plan, which has been identified as an 
area in transition and where 
intensification is desired. 

3.10.2 Intensification corridors will be planned to 
achieve:  
i) increased residential and 

employment densities that support 
and ensure the viability of existing 
and planned transit service levels;  

ii) a mix of residential, office, 
institutional, and commercial 
development where appropriate; and  

iii) a range of local services, including 
recreational, cultural and 
entertainment uses where 
appropriate. 

The proposed development 
represents context appropriate 
intensification that will increase the 
residential and commercial density of 
the area, and include a mix of 
residential and commercial uses. 
 
The development will also feature a 
range of indoor and outdoor amenities 
tailored to future residents and users 
of the site. 

3.10.3 Development within intensification 
corridors identified on Schedule 1 will be 

The proposed development has been 
oriented towards Arkell Road (an 
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directed and oriented toward arterial and 
collector roads. 

arterial road) and the building situated 
in close proximity to the street-line to 
enhance the pedestrian environment 
and interaction with the building. The 
commercial unit has been located 
along this frontage to support the 
development of an active façade and 
to encourage ease of access for 
passersby.  

 

4.4.5 Affordable Housing and Special Needs Housing  
Section 3.19 and 7.2 of the Official Plan establish a policy framework for affordable housing in 
the City. The Official Plan encourages the development of affordable housing throughout the city 
by providing a range of housing options, types and forms including ground oriented and medium 
to high-rise housing options. 

Section 7.2.1 of the Official Plan establishes affordable housing targets which require 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). Based on discussions with City staff we 
understand that the City’s 2020 affordable housing ownership benchmark price is $421,836 and 
the affordable housing benchmark price is $1,245 per month. 

The proposed development does not contemplate the inclusion of affordable housing, but rather 
proposes a form of special needs housing which is fundamental within any municipal housing 
continuum. The term ‘special needs housing’ as set out in the Official Plan, which is defined as: 

“Any housing, including dedicated facilities, in whole or in part, that is used by people 
who have specific needs beyond economic needs, including but not limited to, needs 
such as mobility requirements or support functions required for daily living. Examples of 
special needs housing may include, but are not limited to, housing for persons with 
disabilities such as physical, sensory or mental health disabilities, and housing for the 
elderly. For the purposes of this Plan, it also includes group homes, emergency 
shelters, special care facilities for persons with disabilities and housing for seniors (rest 
homes, palliative care, nursing homes).” 

Given the proposed development contemplates housing oriented to seniors / older adults, the 
residential components of the development is considered ‘special needs housing’ for the 
purpose of the Official Plan. But in addition to providing a residential function, the proposed 
development proposes a range of services and amenities which will be available to residents 
depending on their individual needs. This will include social, personal service, amenity / 
recreation, dining / dietary and limited healthcare supports.  

Section 9.2.2 of the Official Plan establishes a policy framework of Special Needs Housing which 
directs that it be permitted within and land use designation where residential uses are permitted, 
and directs that the City will support its development and retention. The Official Plan also directs 
that when special needs housing is contemplated by way of a Zoning By-law Amendment that 
consideration be given to  

i. The nature of the proposed use and its compatibility with the immediate neighbourhood;  

ii. The objective of community integration;  

iii. The existing Zoning By-law regulations;  
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iv. Specific performance standards such as dwelling type, buffering, minimum amenity area 
and minimum floor space; and  

v. Access to community facilities such as education, public transit and recreation. 

In our opinion, the proposed development contemplates a mixed use development inclusive of 
senior’s oriented special needs housing at a scale that is aligned with the City’s Official Plan and 
Gordon Street intensification corridor design framework. The development is located in close 
proximity to a range of commercial, institutional and recreational land uses and also in close 
proximity to transit. In our opinion, the location of the development is appropriate and 
complementary to the existing neighbourhood.  

4.4.6 Water, Wastewater and Stormwater Systems 
As detailed in the Function Servicing Report the proposed development is proposed to connect 
to the City’s municipal water, wastewater/sanitary and stormwater systems. This is in conformity 
with Section 3.19 of the Official Plan which directs that “development will be planned and 
coordinated relative to a program for infrastructure planning, asset management and 
infrastructure investment that is focused on the orderly extension, repair and upgrading of 
municipal trunk storm and sanitary sewers and watermains” and which discourages private / 
communal services. 

The development has also been designed to conform to Sections 6.2 (Water Supply), 6.3 
(Wastewater Treatment) and 6.4 (Stormwater Management) as detailed in the Functional 
Servicing Report. Of note, in addition to meeting City Stormwater Management standards, the 
development contemplates the inclusion of a 330 sq. m green roof over the pool area of the 
development which will support on site infiltration and stormwater management (by reducing roof 
runoff). 

4.4.7 Land Use: Neighbourhood Commercial Centre and Medium Density 
Residential 

As shown on Schedule 2 (Land Use) of the City of Guelph Official Plan, the subject property is 
currently designated within two land use designations, being Neighbourhood Commercial Centre 
and Medium Density Residential. As the property is subject to both land use designations, 
despite the proposal being a comprehensive redevelopment of the subject site, it has been 
considered and reviewed within the policy context of both land use designations. 
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Figure 11: Schedule 2, City of Guelph Official Plan, Land Use Designations  

4.4.7.1 Neighbourhood Commercial Centre Designation 

As shown on Figure 11 above, the Neighbourhood Commercial Centre designation applies to 
the western side of the subject property which abuts 1354 Gordon Street as well as the Gordon 
Street frontage of the site itself. 

Section 9.4.5 of the Official Plan provides that the objectives of the Neighbourhood Commercial 
Centre are to: 

 To establish local convenience and neighbourhood commercial uses within a 
convenient walking distance of residential areas.  

 To ensure Neighbourhood Commercial Centres are developed in a cohesive and 
coordinated manner that is compatible with the surrounding residential 
neighbourhood.  

 To primarily serve the shopping needs of residents living and working in nearby 
neighbourhoods and employment districts.  

 To be connected to surrounding neighbourhoods through the City’s pedestrian trails, 
walkways and by transit. 

Policy 9.4.4.12 of the Official Plan directs that within the Neighbourhood Commercial Centre 
designation, the following uses are permitted: 

 commercial, retail and service uses;  

 small-scale offices;  

 community services and facilities;  

 live/work;  

 multiple unit residential within mixed-use buildings; and,  

 urban squares. 
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In our opinion, the proposed development (as a mixed use retirement community) is a permitted 
use within the Neighbourhood Commercial Centre as it is a mixed use development containing 
commercial space; residential uses (retirement residential, independent living and memory 
care); and, office, community service and service uses associated with the retirement 
community. 

The Official Plan directs that for lands designated Neighbourhood Commercial Centre a 
minimum commercial floor space index of 0.15 is required. Based on an area of approximately 
0.97 hectares designated Neighbourhood Commercial Centre, this would equate to an area of 
approximately 0.145 hectares (15,600 sq. ft.) of commercial floor space. As shown on the 
proposed site plan, the applicant is proposing to include a dedicated commercial unit along the 
site’s Arkell Frontage with an area of 257 sq. m, which equates to approximately a FSI of 
approximately 0.025 compared to the Neighbourhood Commercial Centre designated area of the 
site.  

While the proposed dedicated commercial area does not achieve the 0.15 FSI standard for 
commercial development, it is noted that in addition to this dedicated commercial area the 
development will feature various elements that serve a commercial function tied to the retirement 
residence. This will include offices for administrative staff, personal service uses (salon, exam 
rooms, yoga studio), recreational/amenity spaces, dining facilities and  commercial kitchens, all 
of which have a commercial function and contribute to the mix of uses on the site. 

Policy 9.4.4.11 of the Official Plan directs that “development proposals that would decrease the 
existing commercial gross floor area within a Neighbourhood Commercial Centre by more than 
25 per cent or that would provide commercial gross floor area at less than .15 FSI will require a 
Commercial Function Study in accordance with the policies of this Plan.” Given that the 
dedicated commercial floor area is less than this standard, a Commercial Function Study has 
been prepared by Tate Economic Research Group prepared in accordance with Section 9.4.2 of 
the Official Plan. This report concluded that the proposed reduction in provided commercial floor 
area satisfied the tests set out in Policies 9.4.2.2 of the Official Plan and is justified from a 
market perspective. 

Policy 9.4.4.14 of the Official Plan directs that “development will be planned and designed to 
maintain the principal commercial function” and that “residential uses units are not permitted on 
the ground floor.” It is our opinion, based on the conclusions of the Tate Economic Research 
Commercial Function Study that this requirement has been satisfied. With regards to ground 
level residential units, it is noted that the development contains ground level residential units, 
however it is noted that these units are not located within the Neighbourhood Commercial 
Centre portion of the property, but rather within the Medium Density Residential designation 
where ground level residential units are permitted. 

Based on the foregoing, it is our opinion that the proposed development conforms to the policies 
of the City’s Official Plan with regards to its Neighbourhood Commercial Centre land use 
designation and that no amendments to this designation as it relates to the site are required.  

4.4.7.2 Medium Density Residential  

As shown on the Figure 11, the eastern portion of the site is designated for Medium Density 
Residential purposes. Chapter 9 of the Official Plan establishes the policy framework for 
residential development in the City. Policy 9.3.4 of the Official Plan provides that “the use of land 
within the Medium Density Residential Designation will be medium density housing forms”, 
which include multiple unit residential buildings, apartments and townhouses. 

Within the designation, Policies 9.3.4.2-4 provide that buildings shall have a minimum height of 
two storeys and a maximum height of 6 storeys and have a maximum density of 100 units per 
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hectare. As shown on the proposed Site Plan and Building Elevations, the proposed 
development will range from 5-6 storeys in height in keeping with the designation. 

It is noted that the proposed residential density slightly exceeds the as-of-right permissions of 
the land use designation, as the density proposed is 115 units per hectare. However, it is noted 
that Policy 9.2.1.2 of the Official Plan provides that additional density can be proposed for 
developments exclusively containing dwellings for seniors / older adults: 

“Notwithstanding the maximum residential densities that are specified for various land 
use designations of this Plan, development designed exclusively for occupancy by 
senior citizens may be permitted to exceed the maximum unit density allowed without 
bonusing provided that the applicable residential policies are met.” 

Based on the foregoing, and given the proposed development is a retirement community, it is 
our opinion that the proposed development conforms to the Medium Density Residential 
designation of the Official Plan. 

4.4.8 Source Water Protection 
Section 4.3.3 of the Official Plan establishes a policy framework for source water protection to 
protect the municipal groundwater supplies. The Plan recognizes and identifies the entirety of 
the City as a recharge area for municipal drinking water and establishes policies to protect 
groundwater. It is noted that the subject property is located within ‘Wellhead Protection Area B’ 
as shown on Schedule 7 of the Official Plan. Within this area, risk management measures may 
be required for specific land uses and activities, which are to be determined by the City. It is 
noted that a source water clearance application has been submitted as part of the complete 
application and ongoing hydrogeological monitoring is being completed. A Salt Management 
Plan has also been prepared by GM BluePlan. 

It is anticipated that specific risk management measures will be determined through the 
development approval and Site Plan approval process for the application. 

  
Figure 12: Schedule 7, City of Guelph Official Plan, Wellhead Protection Areas 

*SITE 
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4.5 City of Guelph Zoning By-Law 
As previously noted, the subject property is currently subject to split R.1B and R.3A-46 Zoning 
as shown on Figure 13 below: 

 
Figure 13: Existing Zoning 

The R1.B Zoning Applicable to the 33 Arkell Road portion of the site, currently restricts the use 
of this portion of the property to single detached dwellings with a minimum lot area of 460 sq. m 
and a maximum building height of 3 storeys. We note that this zoning pre-dates the current 
Official Plan and is in conflict with the Official Plan land use designations applicable to it 
(Neighbourhood Commercial Centre and Medium Density Residential).  

The R3A-46 zoning that applies to the 37 Arkell Road and 1408 Gordon Street portions of the 
property was implemented by way of a site-specific Zoning By-Law Amendment for a previous 
development application proposed for the site which contemplated its development as a 
townhouse complex. The zoning restricts the use of the lands to townhouses and includes 
special regulations to permit stacked townhouses up to four storeys in height and further limits 
building heights to two storeys wherever abutting a low density residential zone. 

As neither the existing R1.B or R3A-46 zones conform with the Official Plan and given they do 
not permit mixed use retirement communities, the applicant is proposing to re-zone the entirety 
of the site to R4A (General Apartment) with a special regulation to permit commercial uses on 
the site.  
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The following table demonstrates how the proposed development conforms to the R4A zone 
regulations and where site specific relief is required. 

  
Requirement Proposed 

Lot Area 650 sq. m 19,632 sq. m 
Minimum Lot 
Frontage 

15 m Arkell: 78 m 
Gordon: 25 m 

Maximum Density 100 units/hectare 115 units per hectare  
*relief required 

Minimum Front 
Yard  (Arkell) 

6 m 6 m 
 

Minimum Exterior 
Side Yard (Gordon) 

6 m 75 m  

Minimum Side Yard 
(East) 

Equal to one-half 
the Building Height 
but not less than 3 
metres and in 
accordance with 
Section 5.4.2.1. 

4.5 m 
*relief required 

Minimum Side Yard 
(West) 

Equal to one-half 
the Building Height 
but not less than 3 
metres and in 
accordance with 
Section 5.4.2.1. 

18 m 

Minimum Rear Yard 20 % of Lot Depth 
(46.4 m) 

42.5 m  
*relief required 

Maximum Building 
Height 

8 storeys 6 storeys 

Minimum Distance 
Between Buildings 

See Section 5.4.2.2. Not applicable 

Minimum Common 
Amenity Areas 

An amount not less 
than 30 sq. m 
per dwelling unit for 
each unit up to 20. 
For each additional 
dwelling unit, not 
less than 20 sq. m 
of Common Amenity 
Area shall be 
provided and 
aggregated into 
areas of not less 
than 50 sq.m. 
(calculates to 
4,720sq. m.) 

13,112 sq. m 

Minimum 
Landscaped Open 
Space 

40% of Lot Area 46% (9,042 sq. m) 

Maximum Floor 
Space Index 

1 1.2 
*relief required 
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Parking Retail: 1 space per 
33 sq. m of GFA (8 
spaces) 
Nursing Home: 1 
space per 3 units 
(60 spaces) 
Apartment: for the 
first 20 units: 1.5 per 
unit, and for each 
unit in excess of 20: 
1.25 per unit (64 
spaces) 
Including: 
Visitor: 20% of total 
spaces required (26 
spaces) 
Accessible 
Spaces: Where total 
parking is 51 – 200 
spaces, 2 
accessible spaces 
shall be required 

Retail: 1 space per 33 sq. m of GFA (8 
spaces) 
 
Nursing Home: 77 spaces 
 
 
Apartment: 64 spaces 
 
 
 
 
 
 
Visitor: 28 spaces 
 
 
Accessible Spaces: 8 spaces 

 

As detailed above, the applicant is proposing site-specific relief from the R4 zone standards to 
permit: 

 The use of the site for commercial / retail purposes to accommodate the dedicated 330 
sq. m commercial unit; 

 The Street Line with Arkell Road be recognized as the front lot line; 

 A maximum density of 115 units per hectare, whereas a maximum of 100 units per 
hectare is permitted; 

 A minimum eastern side yard of 4.5 m, whereas a side yard of half the height of the 
building is required;  

 A minimum rear yard setback of 42.5 m.; whereas 46.4 m. (20% of Lot Depth) is 
required: and 

 A maximum FSI of 1.2, whereas a maximum FSI of 1.0 is permitted 

 

4.6 Gordon Street Intensification Corridor Concept Plans 
In 2018, the City of Guelph prepared and adopted concept plans for the Gordon Street 
Intensification Corridor with the general purpose of the document to provide “design direction for 
the Intensification Corridor along Gordon Street, between Stone Road and Clairfield Drive.” The 
intention of the Concept Plans is to illustrate development scenarios and to set out a cohesive 
vision for development along the corridor.  

It is noted that a portion of the subject property (1408 Gordon) fronts onto Gordon Street, 
whereas the 33 and 37 Arkell Road portions of the site have frontage onto Arkell Road. Based 
on our review of the document, the entirety of the property has been considered within the 
Concept Plans. 
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4.6.1 Gordon Street Vision 
The document sets out a vision for the Gordon Street Intensification Corridor to: 

“become a vibrant pedestrian friendly street framed by mid-rise buildings, continuous 
rows of healthy trees, and active at-grade uses that engage the street and the sidewalk. 
Future development will carefully protect, maintain, restore and enhance the Natural 
Heritage System and sensitively transition to the adjacent low rise neighbourhoods.” 

This design vision has been thoroughly considered by the project team in the development of the 
concept, which includes an active frontage along Arkell Road, extensive at-grade landscaping 
and indoor and outdoor building amenities to support the healthy living of future residents. The 
development has also been designed to build in appropriate stepbacks from low-rise residential 
areas to the south-east. 

4.6.2 Guiding Principles 
Section 4.2 of the Concept Plans establishes guiding principles for development and 
intensification within the study area. These guiding principles are discussed in the following 
table: 

No. Principle Discussion 

1. Reflect Gordon Street’s City-building role 
by reinforcing it as a major street and 
promoting intensification in appropriate 
building forms. 

The proposed development represents 
context sensitive intensification of a priority 
site along the corridor. The height and 
overall density of the proposed 
development adheres to the vision for 
development within the corridor. 

2. Promote greening of Gordon Street 
through the design and location of 
buildings, by establishing a consistent 
landscaped street frontage and retaining 
healthy regulated trees when possible 

The proposed development will include 
extensive at-grade landscaping, inclusive of 
a tree-lined entry from Gordon Street and 
passive recreation areas throughout the 
site. 

3. Create enhanced site design that 
connects north south along Gordon 
Street and east-west to the natural 
heritage system, where appropriate. 

The site will have an internal connection 
from the southern end of the site (off 
Gordon) to the northwest corner of the site 
(off Arkell). 

4. Promote mid-rise as the dominant built 
form for intensification to frame streets, 
site edges and outdoor amenity spaces. 

The proposed development will be mid-rise 
in terms of its built form. The building will be 
brought close to the Arkell Street frontage 
to frame the street and enhance the 
pedestrian experience. 

5. Promote sunlight, views and privacy 
through appropriate building design, 
including heights, floor plates, overall 
massing, separation distances, and 
appropriate street setbacks 

The proposed development will feature 
three distinct wings which have been 
designed to support the provision of 
enclosed outdoor spaces and to encourage 
active lifestyles.  

A shadow study has been prepared 
assessing the shadow impacts of the 
proposed development throughout the year. 
Generally, shadow impacts will be greatest 
to the northeast and northwest of the site. 
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Shadow impacts on the low rise residential 
areas to the southeast will be negligible. 

Ample setbacks have been provided to 
buffer the proposed development from 
stable areas, particularly to the southeast. 

To ensure that the development is 
compatible with adjacent properties, by way 
of a site-specific regulation the applicant is 
proposing that an angular plane be applied 
to the rear portion of the site, which will help 
ensure that massing is compatible in this 
area. 

6. Foster variety and flexibility in building 
form to reflect the diversity and character 
of the City. 

The proposed development will include a 
range and mix of building materials and 
diversity in massing. The development 
ranges in height from 5-6 storeys and has 
been designed to provide an interesting and 
functional ground level. 

7. Where appropriate, promote densities 
that allow for parking to be located 
underground or in screened facilities. 
Where surface parking is provided, it 
should be well-designed and 
landscaped. 

The proposed development will contain a 
mix of surface and below grade parking as 
shown on the proposed site plan. 

8. Incorporate innovative stormwater 
management infrastructure such as 
green roofs, etc. 

To be determined through the site plan 
approvals process. 

9. Create pedestrian connections that 
facilitate an ease of mobility and expand 
the City’s active transportation network. 

The site has been designed to support 
healthy and active living for future residents, 
which includes extensive outdoor amenity 
areas and walking areas. 

A 5 m road widening is proposed to be 
conveyed along Arkell Road, which 
(depending on the intentions of the 
municipality) include a future municipal bike 
lane. 

 

Based on the analysis in the table above, it is our opinion that the proposed development 
adheres to the Guiding Principles of the Concept Plans. 

4.6.3 Demonstration Site 6 
The Gordon Street Intensification Corridor Concept Plans set out design concepts for a number 
of ‘Demonstration Sites’ along the corridor to highlight potential development opportunities within 
the study area of the document. The Subject Property is located within ‘Demonstration Site 6’ 
which includes the adjacent properties of 1340 and 1354 Gordon Street and 41 Arkell Road. 

Section 5.3 of the Gordon Street Intensification Corridor Concept Plans sets out various design 
considerations for Site 6, including those summarized and discussed in the following table. 
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Design Consideration Discussion 

Create a concentration of neighbourhood 
commercial uses, mixed with a diverse 
range of housing options and building 
types. 

The proposed development will contain both 
commercial and retirement residential uses. The 
development will provide three forms of housing, 
being retirement apartment suites, independent 
living facilities, and units and services geared 
towards memory care. The development will also 
contain a dedicated commercial space along its 
Arkell frontage as well as a broad range of 
amenities tailored to the needs of future 
residents, some of which may be publicly 
accessible. 

Locate parking for mid-rise buildings in 
underground or structured parking where 
possible, with well-designed pockets of 
convenience surface parking for 
commercial uses 

The proposed development will feature both 
above and below grade parking. Above grade 
parking will provide for ease of access to 
commercial areas and amenity areas, as well as 
convenience for visitors. Underground parking 
will provide safe and secure facilities for 
residents and employees. 

Parking will be largely screened from the public 
realm, with parking being setback approximately 
50 m from the Gordon Street frontage. 

Create rear lane access to parking for the 
majority of townhouse units. 

Not applicable. No townhouse units proposed. 

Create mid-block connections through the 
site for permeability and visual access to 
the Significant Natural Area to the west. 

The proposed development has generally been 
oriented towards the eastern property limit due 
largely to the topography of the site (i.e., reduce 
requirement for retaining walls, reduced need for 
earth movement, and ease of access to 
underground parking facilities). Extensive 
windows and balconies face westwards towards 
to natural area. Notwithstanding this, it is 
understood that a development is proposed at 
1354 Gordon Street which could limit views to 
the west. 

Create a potential connection south to 
Vaughan Street. 

Not applicable. 

Conduct technical studies related to 
environmental impacts, stormwater 
management, servicing, etc. 

As detailed later in this report, a broad range of 
technical studies have been prepared with 
respect to the proposed development. In addition 
to the studies completed, ongoing monitoring of 
the hydrological conditions of the site is ongoing. 

 

In addition to the design considerations discussed above, the Gordon Street Intensification 
Corridor Concept Plans includes a conceptual plan for the subject site and its abutting 
properties. This concept plan is shown on Figure 14 below. 

The concept plan contemplated the comprehensive development of a property consolidation 
which includes properties beyond the ownership of All Seniors Care, including 1354 Gordon 
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Street which is subject to ongoing development applications (a proposed mixed use, eight storey 
building and an adjacent gas station). The applicant has met with the adjacent landowner to 
discuss coordination of the developments, which will be coordinated through the site plan 
approvals process and via continued discussions between the parties. 

Key elements of the concept plan include providing principle building facades along the Arkell 
frontage and a land use transition zone along the eastern property line. The proposed 
development concept adheres to this vision by bringing the proposed building close to the Arkell 
frontage and including an active use (i.e., retail commercial unit) along the frontage to activate 
the street. The development also proposes a sympathetic eastern side yard to provide ample 
setbacks from the development to the institutional (church) use to the east and the low rise 
residential uses to the southwest. The southern edge of the proposed building will be setback 
over 40 m from the south property line providing ample transition areas to the most sensitive 
land uses within proximity of the site. Additionally, to ensure that the development is compatible 
with adjacent properties, by way of a site-specific regulation the applicant is proposing that an 
angular plane be applied to the rear portion of the site, which will help ensure that massing is 
compatible in this area. 

In terms of vehicular movement, the concept plan contemplates two vehicular entrances off of 
Gordon Street (including one situated on the 1408 Gordon Street portion of the site) and one 
entrance on the western property boundary of 37 Arkell Road. Through the design development 
phase for the proposed development, consideration was given to the location of the driveway on 
the eastern property limit. While this location is advantageous from the perspective of being 
setback from the intersection of Gordon and Arkell, this driveway location is challenging from a 
grading and functional perspective. The eastern edge of the property represents the high point of 
the site, which would stymie the ability to access underground parking facilities and would 
require tall retaining walls which would undermine urban design objectives of the city. Rather the 
vehicular entrance to the site off of Arkell has been situated towards the western property line to 
reflect and respond to the natural topography of the site. Through the redesign of the site, the 
applicant has revised this entrance to be a ‘right-in’ entrance only. This will prohibit cars from 
exiting onto Arkell and thereby reduce traffic impacts onto the street. 

The applicant and the adjacent developer/landowner have discussed the possibility of a shared 
access off of Arkell, but determined that such a shared entrance is not feasible for various 
reasons including grade differences between the site; operational issues; issues related to 
incompatible uses; and general safety concerns related to the proposed users of the retirement 
site. 
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Figure 14: Demonstration Diagram 6, Concept Plans for Gordon Street Intensification Corridor 

5 Land Use Planning Rationale 
The foregoing section of this Report discussed the proposed development in the context of 
applicable Provincial, regional (Growth Plan), and municipal land use planning and its adherence 
(conformity, consistency and regard as applicable) thereto. This section of the Report 
summarizes key planning rationale for the proposed development and Zoning By-Law 
Amendment request. 
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5.1 Context Appropriate Intensification 
As discussed previously, the subject property is located within an area of Guelph that has been 
planned to accommodate infilling and intensification. The site is located within the Built-Up Area 
and along an identified Intensification Corridor, by Schedule 1 of the Official Plan where the City 
directs that growth and development should occur. The existing land use designations applicable 
to the site, ‘Neighbourhood Commercial Centre’ and ‘Medium Density Residential’ contemplate 
the use of the land for medium density purposes up to six storeys in height, such as proposed by 
the applicant. 

The City of Guelph has also established a vision for development for lands along the Gordon 
Street corridor as expressed in the Concept Plans for the Gordon Street Intensification Corridor. 
While these Concept Plans consider a larger consolidated redevelopment of the Arkell-Gordon 
intersection (includes adjacent properties), the proposed development contemplates a 
redevelopment larger aligned with the goals for the area. 

It is recognized that the site represents considerable redevelopment of the site compared to 
what currently exists (i.e., a vacant site). However, the proposed development has been 
designed to be sympathetic to existing neighbouring land use, particularly to the southeast 
where low rise residences currently exist. The development has been oriented towards Arkell 
Road, and to the extent possible away from the southern property line to mitigate potential 
impacts to lands to the south and south-east.  

The development also provides a suitable transition from its western frontage, where a mid-rise 
development has been proposed at 1354 Gordon Street, Guelph to the east. The proposed 
development as a mixed use retirement community also represents a complementary use to the 
church to the east of the site.  

Based on our analysis in the policy review sections of this report and the above, it is our opinion 
that the proposed development represents context appropriate intensification aligned with the 
planning vision and goals of the community. 

5.2 Range and Mix of Housing Options 
The Province of Ontario (as expressed through the Provincial Policy Statement 2020 and 
Growth Plan 2019) and the City of Guelph (as expressed through its Official Plan) place a strong 
emphasis on the provisions of a range and mix of housing options to meet the needs of their 
residents. This development responds to the policy framework applicable to it by proposing 
special needs housing tailored to older adults and their needs as future residents. The proposed 
seniors apartment units, independent living units, and memory care units offer housing tailored 
to individual needs along with individually tailored services and supports.  

5.3 Maintaining Mixed Use Function of the Property 
It is recognized that the Official Plan currently designates the subject property for both 
Neighbourhood Commercial Centre and Medium Density Residential purposes, allowing for a 
mix of uses on the property. While the proposed development concept contemplates the 
establishment of a retirement community, it is our opinion that the proposed development will 
maintain a strong commercial function by providing various full and part time employment 
opportunities for the operation of the community as well as by providing a dedicated commercial 
unit along its Arkell Street frontage (257 sq. m). the development will also contain various 
commercial type uses tied to the operation of the retirement community, which will include 
recreation facilities, dining areas, personal service uses and office space. 
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5.4 Supporting Development of Age-Friendly Communities 
As note, the development will contain a range of housing options geared to seniors (and for the 
purposes of the Official Plan considered ‘Special Needs Housing’) including seniors apartments, 
independent living units and memory care units. This quantum of housing options will support 
the ability for residents to age-in-place and adjust levels of care and service based on individual 
needs. Aging-in-place is a key element of community building and supports the social well-being 
of the City as a whole. 

6 Urban Design Review 
This section of the Planning Justification and Urban Design Report assesses the proposed 
development within the City of Guelph’s Urban Design framework, which includes its Official 
Plan policy direction and Urban Design Guidelines. The Urban Design Review has been 
prepared in accordance with the City’s Terms of Reference for Urban Design Reports. It is noted 
that the design of the development is subject to change through the site plan review process, 
where design elements will be confirms. 

6.1 Part 1: Physical and Policy Context 

6.1.1 Physical Context 
A description of the existing conditions of the site and its neighbouring context is included in 
Section 2 of this Report. 

6.1.2 Response to Policy Context 
The site is subject to a broad range of policy direction as set out in Provincial and municipal 
legislation, policies and plans. Section 4 of this Report discussed how the proposed 
development adheres to the PPS 2020, Growth Plan 2019, the City of Guelph Official Plan, the 
Concept Plans for the Gordon Street Intensification Corridor and the City of Guelph Zoning By-
Law. The following subsection discusses the City’s Urban Design framework as expressed by 
City’s Mid-Rise and Townhouse Built Form Guidelines as they apply to the development. 

6.1.3 Mid-Rise and Townhouse Built Form Standards 
In 2018, the City of Guelph adopted its Built Form Standards for Mid-Rise Buildings and 
Townhouses which sets out design direction for these building forms. Section 7 of the Standards 
establishes design direction specific to Mid-Rise Buildings which have been considered towards 
the development of the development concept. 

6.1.3.1 Design Principles 

The Standards set out a number of overall design principles for midrise buildings, which are 
discussed in the following table: 

Principle Discussion 
Create consistent intensification along 
key corridors and mixed-use nodes 
through built form that frames streets and 
wide landscaped boulevards. 

The proposed development supports the 
intensification of the Gordon Street corridor 
consistent with the direction of the Official Plan 
and Concept Plans for the corridor. 
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Offer variety within the building envelope, 
through materials, massing and facade 
articulation. 

The building, although long, features extensive 
articulation and massing changes as discussed 
further later in this review. 

Be designed to mitigate the impacts of 
built form as it relates to access to 
sunlight and proximity to neighbouring 
properties. 

A Shadow Study has been prepared 
demonstrating the potential shadow impacts of 
the proposed development. Shadow impacts on 
lands south of the site (most sensitive) have 
been minimized due to the location of the 
building. 

Create an effective transition between low 
rise neighbourhoods and existing or 
future tall buildings. 

The building has been situated towards the 
northern end of the site, approximately 40 m 
north of the nearest low rise residential property 
line. The development will provide a gradual 
transition in density from the 8 storey building 
proposed to the west to the institutional (church) 
use to the east. 

Offer a flexible building form to allow for 
adaptation over time and within the 
building 

The development itself is flexible as it will 
support the notion of aging in place. The 
commercial unit proposed could be a single or 
multiple unit, allowing flexibility in its 
use/configuration. 

Create comfortable, green, accessible 
and usable outdoor spaces 

A range of outdoor terraces and amenity areas 
are proposed, which have been tailored to the 
needs of future residents. This includes a 
secured outdoor area for memory care 
residents. The development also contemplates 
approximately 46% landscape coverage. 

Provide animated streetscapes through 
at-grade use and design 

The development will have animated 
streetscapes along both Arkell and the western 
façade. This will include extensive glazing 
overlooking the public street and out from 
amenity areas onto the site. 

Be located in areas serviced by public 
transit. 

The site is located in close proximity to transit 
with the nearest stop being located at Arkell and 
Gordon. 

Look at opportunities to provide 
accessible units. 

The majority of the development and residential 
units will be accessible, as will common amenity 
areas. 

 

6.1.3.2 Building Massing, Transition and Scale 

Section 7.1 of the Standards set out guidance related to Building Massing, Scale and Transitions 
providing that “mid-rise buildings shall be designed to frame the street they are fronting while 
allowing access to sunlight to adjacent properties. This may be done through considerations 
given to building orientation, setbacks, stepbacks, angular plane, relationship to grade, and land 
uses”. 

The following table discusses the applicable standards related to massing, transition and scale. 

Standard Discussion 
The front yard of a mid-rise building that 
has residential uses at-grade should 
generally be built 6 metres from the front 
property line 

The Arkell frontage contains both commercial 
and residential uses, however in this location the 
residential uses are memory care units. (as 
such, no direct external access is given to 
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The front yard of a mid-rise building that 
contains commercial uses at-grade may 
be built a minimum of 3 metres from the 
front property line. 

memory care units for safety reasons) the 6 m 
setback was retained and still deemed 
appropriate to foster interaction with the 
commercial use. 

The side yard setback for a mid-rise 
building should be a minimum of 3 metres 
to encourage a porous connection 
between the front and rear yards of new 
development. 

A minimum side yard of 4.5 m is proposed. In 
most locations, given the irregular shape of the 
building, this side yard is greatly increased. 
Walkways are proposed around the site to 
facilitate safe and porous movements and 
connections. 

The exterior side yard setback for a mid-
rise building should be a minimum of 3 or 
6 metres to match the front yard setback 
of residential or commercial uses to 
create a unified street treatment that 
wraps the corner of the site 

Not applicable. 

The rear yard setback for a mid-rise 
building should be a minimum of 7.5 
metres to protect for appropriate rear yard 
transition or access roads where 
appropriate. 

A rear yard setback of approximately 42.5 m is 
proposed and is considered a substantial rear 
yard setback to provide an appropriate buffer 
and transition to stable areas to the south and 
south east. The requirement being calculated on 
20% of the Lot Depth however results in this 
distance being under the 46.4 m. required.  

Mid-rise buildings should incorporate a 
stepback of a minimum of 1.5 metres 
between the fourth and fifth floors to 
ensure the appropriate scale and 
massing of the building and to secure 
usable patio space. Stepbacks must 
relate to the existing context, planned use 
of adjacent properties, and consider 
transitioning uses. 

Although a stepback is not proposed, 
differences in façade materials give the illusion 
of such. A stepback would be very difficult to 
achieve given the accessible requirements for 
seniors in each unit, with many functions 
needing to be stacked. 

Where buildings are taller than four 
storeys, the length of mid-rise buildings 
should not exceed 75 metres to reduce 
impacts such as shadowing. 

Due to the mix of housing types proposed and 
for operational and safety reasons, the three 
wings of the complex need to be connected.  
 
Accordingly this has resulted in a long building, 
comprised of three wings. While the buildings 
are connected, they have been oriented in such 
a way to minimize shadowing impacts on 
neighbouring sites and include a zig-zag (or 
serpentine) configuration.   
 
The proposed building exceeds 75 m in length, 
however it is noted that the building features 
diversity in its orientation, massing and height. 
given the diversity in massing and scale, the 
shadowing impacts have been reduced (rather 
than one straight massing). It is also noted that 
the majority of shadows cast will be over sites to 
the east and west, which are used for 
institutional and mixed use (proposed) uses 
respectively.  
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Inform building design by existing and 
planned neighbourhood context, including 
significant architectural datum lines or 
cornices. 

The development has been situated in close 
proximity to Arkell Road to complement the 
recent developments north of the site which 
address the street. The development, to the 
extent possible has been oriented towards the 
north of the site to mitigate shadow and other 
impacts on land to the south and south east. 

Mid-rise buildings should define street 
edges and face onto public parks or 
accessible open spaces. 

The proposed development has been oriented 
towards Arkell Road to foster a pedestrian feel 
and define the street. The site does not abut 
public parks. 

Buildings should use the existing natural 
grade and be designed to complement 
adjacent developments where possible. 

The development generally follows the existing 
grades of the site. Given the low point of the site 
is on the west side of the site, the driveway has 
been located in this area to provide access to 
parking and the underground garage in the least 
intrusive manner (i.e., minimizing need for tall 
retaining walls and excessive earth movement). 
The Arkell Road frontage of the building follows 
the grade of the site with the commercial 
entrance entering at the low point of the site. 

Where grade transitions must occur they 
should be integrated into the landscape 
design of the site. 

As noted, the development has been designed 
to respond to the natural grades of the site to 
the extent possible. Where needed, retaining 
walls have been integrated into the conceptual 
landscape design. 

Where identified, all building frontages 
that face a main street should be 
designed as active frontages with 
significant windows and building 
entrances 

The Arkell frontage of the building will feature a 
commercial unit with direct access to the street 
and extensive glazing providing eyes on the 
street. 

Where buildings are located on a site with 
variable topography, stair and/or ramp 
access should be provided at the 
established street grade where required. 
Landscaped landings are required after a 
run of 5 stairs. The overall height from the 
sidewalk to building entrance or door sill 
should not exceed 1.5 metres (to ensure 
that development appropriately responds 
to and integrates site topography). 

To the extent possible the development follows 
the natural grading of the site. No stairs are 
required leading to the entrance of the 
commercial unit. 

Balconies should be included within the 
building envelope and should not project 
over sidewalks to reduce building 
massing and shadowing and overlook on 
the pedestrian realm. 

Balconies proposed do not overhang over 
municipal sidewalks or the public realm. 

In areas where built form will abut natural 
areas, ensure that development applies 
appropriate transitions to these areas that 
minimize the impact of development. 

Not applicable. 

Where a mid-rise building is proposed to 
exceed the height of adjacent buildings, 
the City may require the new building to 
be stepped back, terraced or set back to 

The building is well articulated and does not 
have a singular orientation. This variety in 
orientation will provide relief from shadow and 
overlook onto adjacent sites. To ensure 
compatibility with low rise residences, the 
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reduce adverse impacts on adjacent 
properties and/or the streetscape. 

development is proposed approximately 40 m 
north of the nearest low rise residential lot line. 

When a mid-rise building site is 
transitioning to adjacent low density 
residential designations at the rear or side 
lot line (such as a low density residential 
designation, parks or natural areas) a 45 
degree angular plane between uses 
should be used to ensure that the impacts 
of height, overlook and shadow are 
mitigated. 

The development is proposed approximately 40 
m from the nearest low density residential lot 
line and satisfies this requirement. 

Mid-rise building footprints are to consider 
existing conditions, such as trees and 
grades. Such features should be 
embraced on the site as assets. 

As part of the complete Zoning By-Law 
Amendment application, a Tree Management 
Plan has been prepared identifying opportunities 
for tree preservation and vegetation 
management into the overall site design. 

6.1.3.3 Ground Floor and Street Edge Design 

Section 7.2 of the Standards establishes direction regarding the design of the ground floor and 
street edge of mid-rise buildings. The following table discusses how the building adheres to this 
direction. 

Design Standard Discussion 
The base of mid-rise buildings should be 
articulated through design elements such 
as front doors, front yards, canopies, 
overhangs, patios, and a rhythm of shop 
fronts (OP Policy 8.6.1). 

The ground floor features extensive articulation 
and design elements including canopies over 
the main entrance and entrance to the 
commercial unit; extensive glazing; landscaped 
buffers along all sides of the building; patios and 
passive recreation areas along the eastern 
property line; and a direct entrance to the 
commercial unit. 

Where appropriate, a building’s first 
storey shall generally be taller in height to 
encourage flexibility of use over time. A 
minimum ground floor height of 4.5 
metres is recommended where there is 
not an existing established street wall. 
Where an existing street wall has a 
positive overall character, the ground 
floor height of the new development 
should aim to complement the existing 
conditions 

As noted, the site generally slopes from the east 
to the west, and this natural grading has been 
incorporated into the design. Along Arkell, for 
instance, the entrance to the commercial unit is 
lower than the ground floor of the adjacent 
memory care wing.  
 
The commercial floor height is approximately 4.5 
m, and the remainder of the ground floor height 
is approximately 4 m or greater. 

Where a mid-rise building features retail 
at grade, the base should feature 
significant glazing, landscaping features, 
appropriate signage and retail spillover 
spaces for patios, seating or shop 
displays 

The commercial unit will have a direct access 
and extensive glazing looking onto Arkell. The 
applicant is also proposing terraced landscaping 
at the front of the building. 

Where a mid-rise building features 
residential uses at grade, the base should 
feature significant 
semi private front yards which include, 
steps, landscaping, and seating where 
appropriate. 

The majority of the ground floor apartment units 
will have private amenity spaces/terraces at 
grade.  There will be enhanced common seating 
areas and extensive at grade landscaping and 
stepping to differentiate between common and 
exclusive use areas. 
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Primary entrances to the base of mid-rise 
buildings must be barrier free and provide 
sufficient clearance for pedestrian 
walkways. 

The primary entrance to the building will be 
barrier free accessible as will the majority of 
units and common areas. 

Pedestrian access shall be provided to 
the principal entrance from the public 
realm. 

Pedestrian connections to both Arkell and 
Gordon Street are proposed. 

Where buildings front onto a public street 
and are greater than 30 metres in length, 
building entrances should be located at 
regular intervals. 

No direct access to the memory care wing of the 
building are proposed for health and safety 
reasons. However, there is a direct entrance to 
the commercial portion of the building, with a 
sidewalk connection to Arkell. There is a main 
entrance to each of the Independent Living and 
Apartment buildings, each with vehicle drop-off 
areas; along with other entrance points around 
the buildings. 

Mid-rise buildings should employ ‘bird-
friendly’ design. Designs should avoid the 
use of untreated reflective glass and 
reduce light pollution in the night sky. The 
use of visual markers on design surfaces 
(i.e. fritted glass, fenestration patterns) is 
strongly encouraged. 

The building features a range of building 
materials and a diversity in terms of massing to 
support bird friendliness. Further consideration 
to this principle will be given through the site 
plan approvals process. 

 

6.1.3.4 Articulation, Façade Design and Materials 

Section 7.3 of the Standards sets out guidance to encourage “architectural diversity in building 
design through material use and horizontal and vertical articulation of the façade”. This direction 
includes: 

 Encouraging a range of materials for façade design to promote visual diversity in texture 
and colour, reflecting varied built form. 

 Promoting architectural variation within development blocks to reduce sameness in 
design. Design components should be complementary within the development as a 
whole.  

 Directing that façades should feature designs that emphasize both horizontal and 
vertical elements including windows, projections, recesses and canopies. 

 Directing that primary building elevations (those that interact with a main street frontage) 
feature a high-quality of design, and may include canopy structures and arcades; and, 

 Encouraging secondary building elevations (those that do not face a public street) 
should complement the primary building façade through a similar level of design. 

  Recessed or partially recessed balconies should be required to be integrated into the 
building design and massing to create a cohesive, high quality design 

In our opinion, the proposed development adheres to this direction as it provides a varied form 
with a three-winged building with varying heights and orientations. The materials proposed will 
provide a variety in terms of appearance and texture and together form an attractive and 
cohesive design. The building has been oriented towards Arkell Road consistent with the 
direction to provide for interaction with the main frontage of the site. The façade will have a 
highly articulated façade with inset and hanging balconies, overhangs/canopies over main 
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entrances. Likewise the building has strong horizontal and vertical elements characterized by 
windows, materials (brick and stone vaneers), and balconies. 

Based on the foregoing, it is our opinion that the proposed development adheres to the Built 
Form Standards for Midrise and Townhouse developments. 

6.1.4 Urban Design Goals and Objectives for the Site 
Based on the policy framework applicable to the site and its context within an area of transition, 
the following urban design goals have been established for the site: 

 Provide for context appropriate intensification that considers its situation within an area 
of transition; 

 To support the compatible development of the Arkell Street streetscape and allow for the 
establishment of a consistent landscaped street frontage with suitable vegetation and 
tree planting.  

 Support the integration of the building into the broader area; 

 Provide sympathetic setbacks and transitions to areas to the south and southeast where 
low density residences exist; 

 Provide a density/intensity of uses that is supportive of transit and benefit from the 
existing transit services in close proximity to the site; 

 Foster the development of safe and attractive outdoor areas tailored to the various users 
of the site; 

 Provide amenities and landscaped areas tailored to the various needs of future 
residents, in particular providing safe and secure outdoor areas adjacent to the memory 
care wing of the development; 

 Provide a network of internal roads/drive-aisles and pedestrian walkways to support the 
safe movement of people to and from the site; 

 Activate the Arkell Road façade by the inclusion of commercial units and glazing 
overlooking the public realm; and landscaping along the complete facade, interrupted 
only by a pedestrian sidewalk connection; 

 Limit the amount of surface parking and ensure parking areas are tastefully designed; 

 Consider the different functions of the building and provide adequate loading / service 
areas screened from the public right of way; 

 Recognize the visibility of the site from two streets and ensure that each side of the 
building is architecturally treated with care; 

 Use building materials that are high quality in keeping / harmonious with adjacent 
developments. 

6.2 Part 2: Assessment of Development Concept 

6.2.1 Development Concept 
As shown on Figure 15 the applicant is proposing the comprehensive redevelopment of the site 
to feature a three winged retirement community. Although adjoined, the development will feature 
three distinct wings that vary in terms of height and their orientation: 

 The memory care wing of the development will be aligned east-west and is located 
parallel to the Arkell Road frontage of the site.  
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 The independent living wing of the development will connect to the memory care wing at 
the north and extend southeast on the site and ‘bend’ at the midpoint of the site.  

 The apartment wing of the building will be connected to the remainder of the retirement 
complex via a once storey pool and fitness area and will be generally oriented to the 
southwest.  

Although all three wings of the retirement complex are connected for functional and safety 
reasons, the massing and building articulation is varied as shown on the building elevations with 
the memory care and apartment wings being 5 storeys in height and the independent living wing 
being 6 storeys in height. Figures 16-20 show proposed building perspectives/renderings. 

While the building is long, the variation in massing and its serpentine/winding configuration result 
in an interesting building that creates opportunities for extensive ground level 
amenity/landscaped areas on both the eastern and western sides of the building. This 
configuration also allows for the building to be oriented towards the north, away from the low rise 
residential areas to the southeast. 

 
Figure 15: Proposed Site Plan 
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Figure 16: Arkell Frontage 

 
Figure 17: Rendering – Facing North 
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Figure 18: Rendering - Facing South 

 

 
Figure 19: Rendering – Facing East 
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Figure 20: Rendering – Facing West 

6.2.2 Site Design 
The proposed development has been designed to respond to its context and its situation along a 
planned intensification corridor. The proposed building height (5-6 storeys) will provide a 
transition in density from the lands to the east, where an eight storey building has been 
proposed to the lower density areas to the east and southeast. 

As shown on the architectural drawings, the development conforms to the by-law’s 45 degree 
angular plane requirements as measured from Arkell Road. In order to ensure sensitivity in 
massing relative to the adjacent low rise residential area, by way of a site-specific regulation a 
45 degree angular plane is proposed to be applied to the rear portion of the site as detailed in 
the draft implementing by-law. 

Although the site is not technically a corner property, it is recognized that the site is highly visible 
from both Arkell Road and Gordon Street, due in part to its grading in relation to Gordon. Given 
this high degree of visibility, the proposed development has provided a similar treatment in both 
directions with the same quality of architectural design proposed on each street fronting façade.  

The proposed building has been setback 6 m from the widened property line, which will provide 
opportunities for landscaping (to be confirmed through the site plan process) while fostering 
interaction with the street/public realm in keeping with recent developments to the north. The 
building follows the natural grade of Arkell and proposes a commercial unit at its low point which 
will be easily accessible to passersby. A direct at-grade entrance to this unit has been proposed 
to encourage interaction with the building and foster an active frontage.  

6.2.3 Transitions 
Based on our review of the surrounding context, an emphasis was placed on providing a suitable 
transition to the southeast where a low-density neighbourhood exists.  
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In order to provide this transition, the building has been located 42.5 m away from the southern 
property line. Although this does not meet the required setback of 46.4 m (20% of the lot depth) 
in accordance with the Zoning By-Law; it is still a substantial distance from the rear property 
boundary. This ample rear yard setback will minimize overlook onto adjacent sites and minimize 
privacy impacts. Fencing and buffer strips are also proposed to ensure appropriate transitions to 
lower density areas. 

As shown on the architectural drawings, the development conforms to the by-law’s 45 degree 
angular plane requirements as measured from Arkell Road. In order to ensure sensitivity in 
massing relative to the adjacent low rise residential area, by way of a site-specific regulation a 
45 degree angular plane is proposed to be applied to the rear portion of the site as detailed in 
the draft implementing by-law. 

It is also noted that the revised development concept provides increased buffers surrounding the 
property to provide for natural separation and landscaping. At the rear of the site, additional 
buffering has been provided between the building and the adjacent residential uses. 

6.2.4 Public Views and Vistas 
If the proposed development were constructed today, it would have a high degree of visibility 
from both Arkell Road and Gordon Street. However, it is noted that the site is not a corner lot 
and that there is an active development application for the property municipally addressed as 
1354 Gordon Street, where an eight storey building is proposed. Given this, the primary 
exposure of the building in the long term is anticipated to be from Arkell Road. Similar to recent 
developments along Arkell Road, the proposed development is proposed to be situated parallel 
to the property line and situated towards the street to support an active frontage and enhanced 
pedestrian realm. The Arkell frontage of the building is also proposed to contain a commercial 
unit accessible to the general public to support interaction with the building and its surroundings. 

6.2.5 Parking 
The proposed development will contain a mix of surface and underground parking. Surface 
parking will be located generally be located west of the proposed building between the 1354 
Gordon Street property line and the proposed building. Parking will be setback almost 20 m. 
from the Arkell property line, behind the front building façade and setback approximately 50 m 
from Gordon Street; and largely screened from pedestrian view. 

6.2.6 Access, Circulation, Loading and Storage 
The proposed development contemplates two vehicular entrances to the site, including a full 
movement entrance to the site from Gordon Street and a right-in-right-out entrance onto Arkell 
Road. 

The site is proposed to contain two loading areas. One loading space will be located adjacent to 
the kitchen and garbage areas (south of the memory care wing) and a secondary loading area is 
proposed south of the seniors oriented apartment wing. Both loading areas will be screened 
from public views from Gordon and Arkell. 

The site is also proposed to contain pedestrian walkways around the whole building and 
throughout the site as shown on the proposed site plan. 

6.2.7 Materials 
As shown on Figure 21 below, the proposed development contemplates a range of building 
materials, which are proposed to include: 

 Masonry vaneer cladding along the base / ground floor 
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 Redbrick Vaneer cladding 

 Grey/Charcoal and brown fibre dement board siding 

 EIFS cladding  

 Charcoal Metal Roof; and, 

 Extensive glazing particularly at the ground level into/out of amenity and dining facilities. 

 

 
Figure 21: Architectural Elevations Showing Range of Building Materials 

6.2.8 Lighting and Signage 
Lighting and signage will be determined through the Site Plan review and approvals process. All 
site lighting will conform to City photometric standards and will be night sky compliant, as 
required. 

6.2.9 Architectural Treatment 
The architectural treatment of the building has been preliminarily developed as shown on the 
proposed elevations and will continued to be refined through the site plan process. Although 
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preliminary and subject to change, the applicant is proposing a predominantly traditional design 
with several modern design elements. 

Modern design elements include extensive glazing at the base of the building onto outdoor 
areas. The commercial units along the Arkell Street frontage are proposed to have glazing and a 
direct pedestrian entrance to the municipal sidewalk. Traditional design elements include a 
mansard roof line and the proposed use of redbrick and stone look materials, and grey railings 
on balconies. 

 

6.2.10 Environmental Sustainability and Energy 
As part of the initial complete Zoning By-Law Amendment application, a letter summarizing 
sustainable design elements was submitted. The site proposes extensive outdoor recreation and 
softscaped areas, and a stormwater management regime inclusive of some onsite management. 
Various other matters are summarized in the letter. These matters will be refined and confirmed 
through the site plan application process. 
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7 Supporting Studies and Background Reports 
At the Pre-Submission Consultation Meeting with the City of Guelph, the requirements for a 
‘complete’ Official Plan Amendment, Zoning By-Law Amendment and Site Plan application were 
set out. In accordance with the Record of Pre-Submission Consultation, the following plans, 
studies and reports were prepared which are described as follows: 

7.1 Stage 1 and 2 Archaeological Assessments 
As part of the complete Zoning By-Law Amendment application the City of Guelph requested 
that a Stage 1 and 2 Archaeological Assessment be prepared with regards to the site. Upon due 
diligence review, it was discovered that these studies has previously been undertaken for the 
property, which did not warrant/recommend any further archaeological review of the site. These 
existing plans have previously been submitted to the City and are included once more as part of 
the complete application. Additional documentation received from the Ministry of Tourism and 
Culture has been provided as part of this re-submission confirming their satisfaction that no 
further archaeological review is required. 

7.2 Vegetation Management Plan 
IBI Group prepared a Vegetation Management / Tree Savings Plan as part of the complete 
Zoning By-Law Amendment application. This Plan identifies tree removals required for the 
advancement of the application as well as tree protection measures required to maintain 
vegetation, particularly boundary trees and plantings. This plan has been updated per comments 
received on the initial submission and the concurrent site plan application. This plan will be 
finalized and approved as part of the site plan approvals process. 

7.3 Functional Servicing and Stormwater Management Report 
The applicant retained GM BluePlan to undertake the required civil engineering services for the 
project which included a Functional Servicing and Stormwater Management Report. The Report 
describes the proposed grading, servicing and stormwater management plans proposed for the 
site as well as sediment control and erosion control and maintenance recommendations. These 
reports has been updated per comments received on the initial submission and the concurrent 
site plan application. These reports will be finalized and approved as part of the site plan 
approvals process. 

Additionally, based on preliminary hydrogeological information provided by CVD the report also 
includes water balance calculations for pre and post development. 

The Report confirms the functional serviceability of the site and summarizes key 
grading/servicing information as follows: 

 Water service for the site will be provided by the extension of a 150mm diameter 
watermain from the existing 400mm diameter watermain on Arkell Road.  

 Sanitary service for the site will be provided by the extension of a 200mm diameter 
sanitary sewer from the existing 200mm diameter sanitary sewer on Arkell Road.  

 On-site storm sewers have been proposed with capacity to convey the 5-year design 
storm event. Parking lot ponding on site has been proposed to a maximum depth of 
0.30m.  

 Runoff generated during the 5 and 100-year design storm events has been attenuated 
to less than the allowable release rates.  
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 Enhanced (80% TSS removal) quality control for the site is provided by the proposed 
Stormceptor EFO10.  

 Following the proposed development, the total infiltration volume of 3,807 m3/year is 
greater than the existing condition level of 1,331m3/year.  

 Prior to construction, a silt fence will be installed along the property boundary in all 
locations where runoff will discharge from the site to adjacent lands. This will minimize 
transport of sediment off-site during the construction period. 

7.4 Pedestrian Wind Study 
SLR Consulting was retained by the applicant to undertake a Pedestrian Wind Assessment for 
the proposed development. The Report concluded that “wind conditions on and around the site 
are expected to be suitable for the intended usage, due to the overall wind climate of the region 
and the overall massing of the building” and in the opinion of the authors no further assessment 
is warranted. A final study based on the updated concept has been included as part of the 
resubmission. 

7.5 Transportation Impact and Parking Justification Study 
The applicant retained Paradigm Transportation solutions to undertake a Transportation Impact 
Study and Parking Justification Study with respect to the proposed development and parking 
reduction proposed. The report supported the proposed all movements access into the site from 
Gordon Street and the right-in-right-out entrance onto Arkell. Paradigm identified options to 
control movements onto Arkell which could include the installation of a median on the municipal 
street or the introduction of a ‘porkchop’ island on the site to direct and limit movements to one 
way traffic. Confirmation on preferred approach of the City is required, which can be integrated 
into the concept moving forward. 

Paradigm also supported the proposed parking ratios finding that the proposed parking supply is 
justifiable based on parking surveys at similar developments, other All Seniors Care sites, ITE 
rates and requirements of other municipalities.  

7.6 Geotechnical Study and Hydrogeological Study  
CVD Engineering Consultants were retained by the applicant to undertake a geotechnical and 
preliminary hydrogeological assessment of the site. It is noted that the site is subject to ongoing 
hydrogeological monitoring to assess annual groundwater information. Following the completion 
of this monitoring, CVD has issued a summary report with additional findings and 
recommendations, which is included in this resubmission and which has also been submitted as 
part of the site plan review process. 

7.7 Commercial Function Study 
Tate Economic Research Inc. (“TER”) was retained by the applicant to prepare a Commercial 
Function Study to assess the development and its adherence to the City’s Neighbourhood 
Commercial Centre policy framework. The report supported the proposed development concept 
from a commercial function perspective and made several conclusions, including: 

 The Site has limited opportunity to be developed as a Neighbourhood Commercial 
Centre. 

 In the immediate area, there are other existing and designated Neighbourhood 
Commercial Centre sites to serve the local community. 
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 The local community is well served by existing retail commercial offerings in the Market 
Area. 

 The proposed development will meet market needs in the community and provide 
employment opportunities. 

 The Subject Site will contribute to the establishment of the Arkell and Gordon Node as a 
community focal point. 

Based on their review, TER determined that “the All Seasons Care development application is 
appropriate and meets the standards outlined by the City of Guelph with respect to a 
Commercial Function Study.” No comments on this report were received or requests for 
revisions from the City.   

7.8 Stationary and Traffic Noise Study 
JJ Acoustic Engineering Ltd. (JJAE) was retained to complete a Road Traffic and Stationary 
Noise Impact Study (Study) for the residential development. The Study was prepared consistent 
with Ontario Ministry of the Environment, Conservation and Park (MOECP) NPC 300, 
"Environmental Noise Guideline, Stationary and Transportation Sources–Approval and Planning" 
and in conformity with the City of Guelph noise guidelines. 

The report concluded that “with the mitigation measures noted in this Study, the overall noise 
impact from this new senior’s residence will comply the MOECP’s guidelines. Based upon the 
Study in order to address potential environmental impact from road traffic noise mitigation 
measures will include ventilation requirements and a resident noise warning clause.” 

A detailed noise study has been prepared as part of the site plan process which addresses 
comments received to date.  

8 Conclusions and Recommendations 
Based on the findings of this Report and the technical expertise of the consulting team 
assembled by the applicant, it is our opinion that the revised development is suitable within the 
context of the Gordon Street Intensification Corridor and the revised concept appropriately 
responds to the comments received on the original development application. Having reviewed 
the applicable planning framework and the revised development concept, we maintain our 
opinion that the proposed Zoning By-Law Amendment: 

 Conforms to the applicable provisions of the Planning Act and has regard for the 
‘Matters of Provincial Interest’ 

 Conforms to the Growth Plan 2019; 

 Is Consistent with the PPS 2020; 

 Conforms to the City of Guelph Official Plan; 

 Is aligned with the strategic planning objectives for the Gordon Street Intensification 
Corridor; and, 

 Represents a high standard of design consistent with the City’s Urban Design 
Framework. 

Based on the foregoing, it is our opinion that the proposed development represents good land 
use planning and high quality urban design. 
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As detailed in the accompanying Comment Response Matrix, we are confident that the 
comments received on the Zoning By-Law Amendment application have been satisfactorily 
addressed and other design related comments can be resolved as needed through the 
concurrent site plan application process. Based on our review, it is our recommendation that the 
revised application now be circulated to appropriate staff / commenting agencies and that the 
application be brought to Council for consideration of approval. 

Respectfully submitted. 

IBI Group 

 
David Galbraith, MCIP RPP 
Associate – Manager, Planning 
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