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1. Executive Summary  

Tate Economic Research Inc. (“TER”) has prepared this Commercial Function Study 
regarding a proposed seniors oriented mixed-use development at a site municipally 
addressed as 33 and 37 Arkell Road and 1408 Gordon Street in the City of Guelph 
(“Site”). All Seniors Care Acquisitions Ltd. (“All Seniors Care”) is proposing a mixed-
use seniors community composed of seniors oriented residential units and ground 
floor retail commercial space.  

1.1. Background 

The Site is comprised of two land use designations; 1) Medium Density Residential; 
and 2) Neighbourhood Commercial Centre.  It is our understanding that the City’s 
current planning policies require approximately 16,000 square feet of retail 
commercial floor area to be constructed on the portion of the Site that is designated 
Neighbourhood Commercial Centre.   
  
The community concept proposed by All Seniors Care is planned to include less 
commercial space than is required by the City.  In order to permit a reduction in 
commercial space, the City requires a Commercial Function Study. This Commercial 
Function Study is being submitted as part of the Official Plan Amendment and Zoning 
By-Law Amendment applications being advanced. 
 
The City of Guelph, through Official Plan Amendment 69, has specific requirements 
for a Commercial Function Study.  An excerpt of OPA 69 is provided below: 
 

2. A Commercial Function Study shall address: 

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

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

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

iv. Role of the commercial space in creating a community focal point. 
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1.2. Findings & Recommendations 

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

• The dimensions of the Subject Site are not conducive to retail commercial 
development; 

• The Subject Site is not located on a corner lot;, 

• The Site has limited frontage onto Arkell Road and the depth of the Site would 
provide little visibility for commercial uses; and, 

• The Site is limited to a ‘right-in-right-out’ entrance from Arkell Road.   

In the immediate area, there are other existing and designated Neighbourhood 
Commercial Centre sites to serve the local community. 

• There are three sites at Arkell Road and Gordon Street designated 
Neighbourhood Commercial Centre. These sites are located on the southeast, 
northeast, and west sides of the intersection; 

• The northeast and southeast corner of Arkell Road and Gordon Street have 
intensification potential and can accommodate retail commercial space in the 
future. Adjacent to the Site is a development proposal with 11,000 square feet 
of retail commercial space, including a convenience store; 

• The Neighbourhood Commercial Centre site on the west side of Gordon Street 
is well positioned to accommodate retail commercial space given the amount of 
frontage onto Gordon Street. This site is currently occupied by single detached 
houses but represents potential for more intensive development over the longer 
term; and, 

• There are 12 Neighbourhood Commercial Centre sites in the surrounding area, 
excluding those at the intersection of Arkell Road and Gordon Street, 9 of 
which are occupied with commercial uses. 

The local community is well served by existing retail commercial offerings in 
the Market Area. 

• The Market Area includes a wide variety of retail and service outlets including 
neighbourhood centres and big box retail; 

• The Subject Site is well served by food stores in the Market Area which are 
accessible by car, public transportation, and active transit. This includes Simply 
Convenient which is located within a 10 minute walk of the Subject Site; and, 
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• The Subject Site is well served by drug stores in the Market Area which are 
accessible by car, public transportation, and active transit. A Pharmasave is 
located within a 10 minute walk of the Subject Site. 

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

• The Subject Site will help accommodate market demand for seniors residential 
facilities in the Market Area; 

• The envisioned community includes three separate buildings, each with its own 
focus:  Seniors Apartment, an Independent Living building and Assisted Living.  
These separate facilities all address market needs in the community and will 
provide a service to local residents that currently does not exist; and, 

• The envisioned community will create short term employment during its 
construction.  It will also provide ongoing employment opportunities. 
 

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

• From a commercial market demand perspective, the community will be 
adequately served by neighbourhood convenience retail offerings; 

• In terms of accessibility, which contributes to the community focal point 
perspective, there will be public access to the commercial facilities proposed on 
the Site; and, 

• The Site is easily accessible by walking, biking, driving and transit, which all 
influence its ability to contribute to a community focal point.   

It is the professional opinion of Tate Economic Research Inc., that if the Subject 
Site were developed as proposed, there would be commercial floor space 
available, both within the local Neighbourhood Commercial designations and in 
the Market Area, to meet daily and weekly needs of the surrounding community.    
 
The All Seniors Care development application is appropriate and meets the 
standards outlined by the City of Guelph with respect to a Commercial Function 
Study.   
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2. Introduction 

Tate Economic Research Inc. (“TER”) has prepared this Commercial Function Study 
examining the appropriateness of current commercial land use regulations pertaining 
to a site at 33 and 37 Arkell Road and 1408 Gordon Street in the City of Guelph 
(“Subject Site” or “Site”). 

2.1. Development Concept 

All Seniors Care Acquisitions Ltd. (“All Seniors Care”) is proposing to develop a 5 acre 
land parcel located at 33 and 37 Arkell Road and 1408 Gordon Street in the City of 
Guelph.  The preliminary development concept, which is subject to change, 
contemplated by All Seniors Care includes 226 residential units, comprised of: 

• A five storey Seniors Apartment Building containing 47 units; 

• A six storey Independent Living Building containing 99 suites; and, 

• A five storey Assisted Living facility containing 80 suites. 

All three facilities will be connected.  The Assisted Living facility will front onto Arkell 
Road and the Independent Living and Apartment buildings will be set back on the site. 
The development will include a range of shared amenities to serve residents of the 

Figure 2-1: Development Concept 

Source: Tate Economic Research Inc. based on IBI Group Architects January 18, 2021. 
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Subject Site, including a pool, library, dining room, bistro, and movie room, among 
others. 

The proposed development concept contains a commercial component located on the 
ground level of the proposed Assisted Living facility, fronting onto Arkell Road, and on 
the ground level of the proposed apartment building. This commercial component is 
proposed to include a fitness facility and a hair salon which will be open to the public 
and have direct access from the parking lot. 

2.2. Background & Mandate 

The Subject Site is comprised of two land use designations:1) Medium Density 
Residential; 2) Neighbourhood Commercial Centre. It is our understanding that the 
City’s current planning policies require approximately 16,000 square feet of retail 
commercial floor area to be constructed on the portion of the Site that is designated 
Neighbourhood Commercial Centre.    
 

As outlined above, the development concept proposed by All Seniors Care is not a 
typical Neighbourhood Commercial Centre.  It will include a range of shared amenities 
to serve residents of the Subject Site and a limited amount of retail commercial space 
accessible to the public. The retail commercial space proposed for the Subject Site is 
less than the minimum threshold required by the City.  In order to permit a reduction in 

Source: Tate Economic Research Inc.; Basemap: City of Guelph Official Plan. 
 

Figure 2-2: Subject Site 
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amount of commercial space at the Site, the City requires a Commercial Function 
Study.   
 
The City of Guelph, through Official Plan Amendment 69, has specific requirements 
for a Commercial Function Study.  An excerpt of OPA 69 is provided below: 
 

2. A Commercial Function Study shall address: 

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

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

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

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

TER has been retained to examine the impact of the proposed development on the 
commercial service level of the area surrounding the Subject Site. 

2.3. Scope of Work 

TER’s work plan is based on primary research, field inspections and a quantitative / 
qualitative analysis. TER has examined a number of different perspectives in the 
preparation of this Commercial Function Study: 

• Planning context document review; 

• Review of the Site and its access characteristics; 

• Development concept review; 

• Inventory of existing retail commercial space; 

• Identify future retail commercial opportunities; 

• Service level assessment; 

• Active transportation commentary; and, 

• Focal point commentary. 
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3. Official Plan Context  

The following section examines the 
relevant Official Plan policies and the 
function of the Subject Site within this 
context.  

3.1. City of Guelph Official Plan Context 

The City of Guelph Official Plan (2018) and 
OPA 69 set out objectives and policies for 
areas located within commercial and 
mixed-use designations. The Official Plan 
states that “The Commercial and Mixed-
use designation are intended to provide a 
range of uses to meet the needs of daily 
living.” The Official Plan supports the 
distribution of commercial uses throughout 
the City and the development of transit-
supportive centres that are connected to 
surrounding neighbourhoods. There are 
five commercial and mixed-use 
designations within the Official Plan: 

• Community Mixed-use Centre – Support a mix of uses including commercial 
and residential serving the immediate neighbourhood and wider community; 

• Neighbourhood Commercial Centre – Provide local convenience commercial 
uses within walking distance of residential areas; 

• Mixed-use Corridor – Serve the needs of residents living and working on-site, in 
nearby neighbourhoods and employment districts, and the wider City; 

• Mixed Office/Commercial – Allow for a variety of small-scale commercial, office, 
residential or mixed-use buildings; and, 

• Service Commercial – Ensure an adequate supply of service commercial uses 
throughout the City.  

3.2. Neighbourhood Commercial Centre Function 

The Neighbourhood Commercial Centre designation is intended to serve the daily 
needs of residents living and working in the surrounding neighbourhoods. Section 
9.4.4 of the Official Plan sets out four objectives with respect to the Neighbourhood 
Commercial Centre designation: 

a) To establish local convenience and neighbourhood commercial uses within a 
convenient walking distance of residential areas. 
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b) To ensure Neighbourhood Commercial Centres are developed in a cohesive 

and coordinated manner that is compatible with the surrounding residential 
neighbourhood. 

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

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

3.3. Official Plan Context Summary 

Commercial and mixed-use areas are intended to provide a distribution of retail 
commercial space throughout the City to serve the daily needs of residents and 
workers.  
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4. Subject Site Location Context 

The following section examines the location and access characteristics of the Site.  

4.1. Subject Site Location and Accessibility 

This analysis examines the Site and its access characteristics in the context of other 
sites designated Neighbourhood Commercial Centre at the intersection of Arkell Road 
and Gordon Street. Figure 4-1, below, indicates the access characteristics of the Site. 

This analysis is summarized as follows: 

• The Subject Site has access to both Arkell Road and Gordon Street. The 
primary frontage is onto Arkell Road with limited frontage on Gordon Street; 

• Arkell Road and Gordon Street are both Arterial Roads in the City of Guelph. 
Arterial Roads are intended to “move moderate to large volumes of traffic over 

Figure 4-1: Site and Access 

Source: Tate Economic Research Inc.; Basemap: Google Earth. 
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moderate distances within the City and to collect traffic and direct it to the 
Provincial highway system”; 

• The Subject Site is a narrow, deep lot with limited street frontage and is not 
located on a corner; 

• There are two other sites designated Neighbourhood Commercial Centre at the 
southeast corner of Arkell Road and Gordon Street. These sites are indicated 
in Figure 4-1 as 1354 Gordon Street and Elmbrook Plaza;  

• The Neighbourhood Commercial Centre site at 1354 Gordon Street is located 
at the corner of Arkell Road and Gordon Street;  

• The Subject Site has approximately 260 feet of frontage onto Arkell Road. This 
compares to 1354 Gordon Street which has 550 feet of frontage onto Arkell 
Road and Gordon Street and Elmbrook Plaza which has approximately 310 
feet of frontage onto Arkell Road; and, 

• There is a bus stop at the intersection of Arkell Road and Gordon Street that 
provides access to the Goodwin and Mainline bus routes.  

4.2. Subject Site Location Context Conclusion 

The Subject Site is not ideally located to accommodate retail commercial uses due to 
its non-corner location and its limited street frontage. The adjacent Neighbourhood 
Commercial Centre site at 1354 Gordon Street is more suitable for retail commercial 
development due to its location at the corner of Arkell Road and Gordon Street. 
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5. Arkell and Gordon Neighbourhood Commercial Centre 
Function 

OPA 69 Section 2 outlines one of the requirements for a Commercial Function Study.  
Section 2.i. and 2.ii. are provided below:  

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

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

Section 5, and Section 6 which follows, examine the Subject Site in the context of 
OPA 69 Section 2.i. and 2.ii. 

5.1. Arkell and Gordon Node 

The intersection of Arkell Road and Gordon Street includes three separate 
Neighbourhood Commercial Centre sites (collectively referred to as the “Arkell and 
Gordon Node”) as indicated in Figure 5-1 on the following page. The Subject Site is 
located within the Arkell and Gordon Node. The following points provide a description 
of the Arkell and Gordon Node: 

Arkell and Gordon Node 

• The three separate Neighbourhood Commercial Centre designations are 
located on three corners of the Arkell Road and Gordon Street intersection.  
This designation represents approximately 6.8 acres of land on the southeast, 
northeast, and southwest quadrants of the intersection. 

Southeast Corner 

• The land designated Neighbourhood Commercial Centre on the southeast 
corner of Arkell Road and Gordon Street represents approximately 4.7 acres. 
This area is composed of several property parcels, including the Subject Site; 

• The portion of the Subject Site designated Neighbourhood Commercial Centre 
is approximately 2.1 acres. The remainder of the area on the southeast corner 
is composed of two property parcels: 1398 Gordon Street and 1354 Gordon 
Street; 

• The site at 1398 Gordon Street is occupied by the Elmbrook Plaza. The 
Elmbrook Plaza is an 11,400 square foot strip plaza composed of service 
tenants including a full service restaurant, bakery, medical and dental offices, 
and other services; and, 
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• The site at 1354 Gordon Street contains a vacant commercial building (formerly 
an auto shop). There is an active development application for a mixed-use 
building consisting of retail uses on the ground floor with 88 residential units 
above and a gas station with a convenience store. The development is 
proposed to include approximately 11,000 square feet of retail commercial 
space including a 2,500 square foot convenience store.  

Northeast Corner 

• The northeast corner of Arkell Road and Gordon Street is composed of a 0.7 
acre parcel containing a vacant 1,700 square foot commercial building, formerly 
a condo sales office for Gordon Square (condo development to the south). 

Southwest Corner 

• The lands designated Neighbourhood Commercial Centre on the southwest 
corner of Arkell Road and Gordon Street represent approximately 1.4 acres. 
These lands are currently occupied by single detached homes and as such, do 
not represent an immediate opportunity for future retail commercial 
development, but could include commercial uses in the future.  

Figure 5-1: Arkell and Gordon Node 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 
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5.2. Neighbourhood Commercial Sites in Vicinity 

TER has examined other Neighbourhood Commercial Centre sites located in the 
surrounding area. Figure 5-2 indicates the locations of Neighbourhood Commercial 
Centre sites in the vicinity of the Subject Site.  

 

 

 

Figure 5-2: Surrounding Neighbourhood Commercial Centre Sites 

Source: Tate Economic Research Inc.; Basemap: City of Guelph Official Plan. 
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The following points summarize this analysis: 

• There are 12 Neighbourhood Commercial Centre sites in the surrounding area, 
9 of which are occupied; 

• Of the occupied Neighbourhood Commercial Centre sites, 7 contain food stores 
including supermarkets, convenience stores, butchers shops, and others; 

• Of the occupied Neighbourhood Commercial Centre sites, 4 include drug 
stores. In addition to the four drug stores, there is a pharmacy in the Zehrs 
supermarket located in the Neighbourhood Commercial Centre site at the 
southwest corner of Kortright Road West and Edinburgh Road South; and, 

• Residents are well served by Neighbourhood Commercial Centre sites in the 
surrounding area which include food and drug stores. 

5.3. Arkell and Gordon Neighbourhood Commercial Centre Function 
Conclusion 

The three sites that comprise the Arkell and Gordon Node have the potential to 
provide the planned function of the Neighbourhood Commercial Centre designation. 
There are existing retail commercial uses at Elmbrook Plaza and intensification 
potential for other property parcels including 1354 Gordon Street and the northeast 
corner of Arkell Road and Gordon Street.  
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6. Surrounding Retail Function 

TER conducted an inventory of all retail, service and vacant space in the surrounding 
area to assess the broader retail function and existing service levels of the community. 
This inventory was conducted in October 2020 and incorporated into this analysis. 

6.1. Surrounding Retail Function 

The TER inventory was undertaken in October of 2020. For the purpose of this 
analysis TER defined a Market Area based on drive times, surrounding retail 
competition, and TER professional judgement. The Market Area is indicated in Figure 
6-1 and defined as follows: 

• Hanlon Parkway to the west;  

• Clair Road West to the south; 

• Victoria Road South to the east; and, 

• Stone Road East to the North. 

Figure 6-1: Market Area 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 
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The Market Area inventory does not include retail commercial space located on Stone 
Road West, as much of this space serves a market that extends well beyond the local 
area. Figure 6-2, below, indicates commercial nodes within the Market Area. Figure 6-
3, which follows, summarizes the amount and distribution of retail commercial space 
in the Market Area.  

The inventory of the Market Area can be summarized as follows: 

• There is 1,040,600 square feet of occupied retail and service space in the 
Market Area. Service space represents approximately 60% of occupied space 
in the Market Area with the remainder composed of retail;  

Figure 6-2: Market Area Retail Commercial Nodes 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 



Tate Economic Research Inc. 

Commercial Function Study – Arkell and Gordon, City of Guelph 

 

 

 
Page | 17 

• There is 268,500 square feet of Food & Beverage Retail (“FBR”) space in the 
Market Area, representing 25% of Market Area retail, service, and vacant 
space. The majority of this space is composed of Supermarket & Grocery 
Stores (207,100 square feet) which include Longo’s, Food Basics, two Zehrs 
locations, and No Frills;  

• There is 158,500 square feet of Non-Food & Beverage Retail (“NFBR”) space 
in the Market Area. Pharmacies & Personal Care Stores account for the largest 
share of NFBR within the Market Area at 58,400 square feet;  

• There is 613,600 square feet of Service Space in the Market Area. Food 
Services & Drinking Places and Health Care & Social Assistance Services 
account for the largest share of Service Space in the Market Area at 143,600 
square feet and 148,200 square feet respectively; and,  

• Overall, the Market Area includes a wide variety of retail and service outlets 
including neighbourhood centres and big box retail. The daily shopping needs 
of Market Area residents are well served by existing retail and service tenants, 
including supermarket and grocery stores, drug stores and pharmacies, 
restaurants, and health care and social services.  

Figure 6-3

Gordon & 

Clair  

Southgate 

Industrial 

Area

Scottsdale 

& Stone 

Kortright & 

Edinburgh

Gordon & 

Harvard 

Gordon & 

Kortright Other

TOTAL 

MARKET 

AREA

Percent 

Distribution

Nodes 1 2 3 4 5 6 7 1-7

Food & Beverage Retail (FBR)

Supermarkets & Grocery Stores 122,000 0 0 58,500 26,600 0 0 207,100 19.5%

Convenience & Specialty Food Stores 13,000 0 0 1,600 1,500 8,400 6,100 30,600 2.9%

Beer, Wine & Liquor 17,800 0 13000 0 0 0 0 30,800 2.9%

Food & Beverage Retail (FBR) 152,800 0 13,000 60,100 28,100 8,400 6,100 268,500 25.2%

Non-Food & Beverage Retail (NFBR)

Department Stores 0 0 0 0 0 0 0 0 0.0%

General Merchandise 9,600 0 0 6,500 0 0 0 16,100 1.5%

Clothing, Shoes & Accessories 0 0 0 2,700 0 0 1,200 3,900 0.4%

Furniture, Home Furnishings & Electronics 21,500 10,900 0 0 0 0 0 32,400 3.0%

Pharmacies & Personal Care Stores 29,200 0 15,700 0 4,000 1,400 8,100 58,400 5.5%

Building & Outdoor Home Supplies 3,000 3,000 0 0 0 11,300 0 17,300 1.6%

Miscellaneous Retailers 7,500 8,900 1,700 2,300 800 6,700 2,500 30,400 2.9%

Automotive 0 0 0 0 0 0 0 0 0.0%

Subtotal Non-Food & Beverage Retail (NFBR) 70,800 22,800 17,400 11,500 4,800 19,400 11,800 158,500 14.9%

Service Space

Food Services & Drinking Places 75,100 1,700 3,900 12,300 24,200 11,400 15,000 143,600 13.5%

Personal Care & Laundry Services 9,300 3,200 1,700 3,900 4,100 11,300 23,600 57,100 5.4%

Financial, Insurance, Legal & Real Estate Services 35,900 3,600 11,600 6,400 0 11,600 25,600 94,700 8.9%

Health Care & Social Assistance Services 35,800 10,400 12,500 5,300 7,300 4,600 72,300 148,200 13.9%

Entertainment & Recreation Services 64,900 33,100 0 6,200 0 0 1,600 105,800 9.9%

Other Services 25,100 12,900 7,900 2,800 0 0 15,500 64,200 6.0%

Subtotal Service Space 246,100 64,900 37,600 36,900 35,600 38,900 153,600 613,600 57.6%

Total Occupied Retail & Service Space 469,700 87,700 68,000 108,500 68,500 66,700 171,500 1,040,600 97.8%

Vacant 0 1,600 9,600 0 3,200 4,600 4,900 23,900 2.2%

Vacancy Rate (%) 0.0% 1.8% 12.4% 0.0% 4.5% 6.5% 2.8% 2.2%

Total Retail & Service Space 469,700 89,300 77,600 108,500 71,700 71,300 176,400 1,064,500 100.0%

Percent Distribution 44.1% 8.4% 7.3% 10.2% 6.7% 6.7% 16.6% 100.0%

Source: Tate Economic Research Inc.
1) 

Based on inventory and site inspections completed by TER in October 2020. Rounded to the nearest 100 square feet.

Summary of Retail and Service Space in the Market Area 
(1
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6.2. Food Store / Drug Store Service Levels 

The following section examines food store and drug store service levels in the 
surrounding area.   

6.2.1. Food Store Service Levels 

Based on the food stores identified in the previous chapter, TER has conducted a 
proximity analysis. The results of this analysis are presented in Figure 6-4, on the 
following page, and summarized as follows: 

• There is approximately 238,000 square feet of food store space in the Market 
Area, the majority of which is represented by five full-service supermarkets; 

• All five of the supermarkets located in the Market Area are within a 5 minute 
drive or 10 minute bike ride of the Subject Site; 

• The remainder of the Market Area food store space is located in 18 food stores, 
which include convenience stores, bakeries, butchers, and others; 

• There is a food store located less than 500 metres north of the Subject Site. 
Simply Convenient is a 1,600 square foot convenience store located on the 
ground floor of a mixed-use building at 1219 Gordon Street. Simply Convenient 
offers a typical selection of food products including bread, milk, eggs, and a 
limited selection of fruit and 
vegetables, among others. Simply 
Convenient is located within an 
approximate 7 minute walk of the 
Subject Site; and, 

• It is noted that a 2,500 square foot 
convenience store is a component of 
the development project proposed 
adjacent to the Site. 

The Subject Site is well served by food stores in the Market Area which are accessible 
by car, public transportation, and active transit. 
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6.2.2. Drug Store Service Levels 

Based on the drug stores identified in the previous chapter TER has conducted a 
proximity analysis. The results of this analysis are presented below in Figure 6-5 and 
summarized as follows: 

• There are eight drug stores in the Market Area: 

o Shoppers Drug Mart – 7 Clair Road West – 18,400 square feet; 

o Remedy’sRx – 33 Farley Drive – 1,000 square feet; 

o Pharmasave – 1515 Gordon Street – 6,800 square feet; 

o University Square Pharmacy – 987 Gordon Street – 1,400 square feet; 

o Guardian Pharmacy – 570 Kortright Road West – 1,900 square feet; 

Figure 6-4: Subject Site Food Store Service Levels 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 
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o Shoppers Drug Mart – 615 Scottsdale Drive – 15,700 square feet; 

o Campus IDA – 35 Harvard Road – 3,000 square feet; and,  

o Pharmasave – 403 Arkell Road – 1,000 square feet.  

• In addition to the above drug stores, there are also pharmacies located in the 
Zehrs supermarkets at 124 Clair Road East and 160 Kortright Road West; 

• Of the eight drug stores located in the Market Area, seven are located within a 
5 minute drive of the Subject Site; 

Figure 6-5: Market Area Drug Store Service Levels 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 
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• There are six drug stores located within a 10 minute bike ride from the Subject 
Site. In addition, there are five drug stores accessible within 10 minutes by 
public transit;  

• The Pharmasave at 1515 Gordon Street is located 700 metres south of the 
Subject Site (approximately an 8 minute walk). The Pharmasave is a 6,800 
square foot facility that opened in 2018 and offers a wide range of services 
including a medical clinic and home delivery; and, 

• The Subject Site is well served by drug stores in the Market Area which are 
accessible by car, public transportation, and active transit. 

6.3. Proposed Retail 

The following section examines development applications in the Market Area that are 
proposed to include retail commercial space.  

• 1354 Gordon Street – Development application proposing a mixed-use building 
consisting of retail uses on the ground floor with 88 residential units above and 
a gas station with a convenience store. The proposed development is located 
at the corner of Gordon Street and Arkell Road, adjacent the Subject Site. The 
development is proposed to include approximately 11,000 square feet of retail 
commercial space including a 2,500 square foot convenience store.  

• 132 Clair Road West – Development application composed of a corporate 
business park, a commercial and residential block, and a future development 
block. The commercial and residential block is located on the southwest corner 
of Clair Road West and Gosling Gardens. This block is intended to create a 
main street area along Gosling Gardens including on-street parking. 

• 124 Clair Road East – The existing site is occupied by a 72,000 square foot 
retail commercial centre anchored by a Zehrs supermarket and managed by 
Choice Properties REIT. There is new retail commercial space under 
construction at the site.  

There is limited retail commercial space under construction and proposed in the 
Market Area. However, Clair Marketplace, located at the southwest corner of Clair 
Road West and Gordon Street, was completed in 2017. Clair Marketplace is an 
80,000 square foot retail commercial centre anchored by a Longo’s supermarket. In 
addition, there is 11,000 square feet of retail commercial space proposed adjacent the 
Subject Site, at the corner of Arkell Road and Gordon Street. 

6.4. Surrounding Retail Function Summary 

It is the professional opinion of Tate Economic Research Inc., that if the Subject Site 
were developed as proposed, there would be commercial floor space available, both 
within the designation and in the Market Area to meet daily and weekly needs of the 
surrounding community. 
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7. Community Focal Point / Active Transportation 

This section of the report addresses the following requirements of OPA 69: 

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

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

7.1. Active Transportation Commentary 

The following points provide a high level assessment of the ability of residents and 
employees to use active transportation options to access commercial shopping areas: 

• In terms of accessibility for residents of the Site, from the intersection of 
Gordon Street and Arkell Road, residents can access the Goodwin and 
Mainline bus routes. Residents can access additional bus routes within a short 
walk, such as Edinburgh College, which has a stop 400 metres north of the 
Subject Site; and, 

• In terms of the accessibility of the Site to local residents, the Site is accessible 
by pedestrians, cyclists, drivers, and transit users.  If cycling, residents and 
employees in the surrounding area can access all of the retail commercial 
nodes noted in Section 6, as well as the Stone Road and Edinburgh Road 
node. The Stone Road and Edinburgh Road node includes a variety of retail 
commercial formats, including big box retail such as Walmart and Canadian 
Tire, enclosed shopping malls (Stone Road Mall) and strip retail. 

7.2. Community Focal Point Commentary 

This analysis examines the ability of the Arkell and Gordon Node to create a 
community focal point and the role of the Subject Site in providing service to the 
community. This analysis is summarized as follows: 

• The proposed development concept is representative of a modern, mixed use 
residential and commercial project.  It represents significant intensification in 
the Guelph context;   

• The development concept includes three separate buildings, each with its own 
focus:  Seniors Apartment, an Independent Living building and Assisted Care.  
These separate facilities all address market needs in the community and will 
provide a service to local residents that currently does not exist;  

• The proposed development will create short term employment during its 
construction.  It will also provide ongoing employment opportunities; 

• From a community focal point perspective, the Subject Site includes ground 
floor retail commercial space that will be outward facing and accessible to the 
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public. Retail commercial space at the Site is contemplated to include a fitness 
facility and hair salon; 

• The Arkell and Gordon Node includes Neighbourhood Commercial Centre 
lands on three corners of the intersection.  The proposed ground floor 
commercial space will support the overall function of the Arkell and Gordon 
Node and its ability to establish a community focal point; and, 

• The northeast and southeast corner of Arkell Road and Gordon Street have 
intensification potential and can accommodate retail commercial space in the 
future. The development of the corner sites is essential to the establishment of 
the Arkell and Gordon Node as a community focal point.  

7.3. Commercial Focal Point / Active Transportation Conclusion 

The Subject Site will fulfill market demand for seniors residential facilities in the 
Market Area.  The development will create short term and ongoing employment.   

From a commercial market demand perspective, the community will be adequately 
served by neighbourhood convenience retail offerings.  In terms of accessibility, 
which contributes to the community focal point aspect, there will be public access 
to the commercial facilities proposed on the Site.  The Site is easily accessible by 
walking, biking, driving and transit, which all influence its ability to contribute to a 
community focal point.   


