
 

 

 

 

 

 



  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 



 



 

 

 



© 2024 Microsoft Corporation © 2024 Maxar ©CNES (2024) Distribution Airbus DS 

Woodlawn Road West

Massey Road

Curtis Drive

Im
perial Road N

orth

Royal Road

Elm
ira Road

Regal Road

Hw
y 6

M
onarch Road

Wilbert Street

Woodlawn Road West

Massey Road

Curtis Drive

Im
perial Road N

orth

Royal Road

Elm
ira Road

Regal Road

Hw
y 6

M
onarch Road

Wilbert Street

Figure 1:
Location Map

LEGEND

K:\1346B - 725 Imperial Road North, Guelph\RPT\F1_Location Map_28MAR2024.dwg

Subject Lands

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

725 Imperial Road North
City of Guelph
County of Wellington Source: Google Satellite Imagery

Scale:  1:10,000

Drawn: CCF

Date:  March, 2024

File:   1346B

no
rth



Township of Guelph-Eramosa

Industrial
Industrial

Industrial

IndustrialIndustrial

Industrial

Industrial

Industrial

Industrial

Industrial Industrial

Industrial

Agricultural
AgriculturalWetland

Commercial

Commercial

Commercial

Commercial

Commercial

Commercial

Woodlawn Road West

Massey Road

Curtis Drive

Im
perial Road N

orth

Royal Road

Elm
ira Road

Regal Road

Hw
y 6

M
onarch Road

Wilbert Street Industrial
Industrial

Industrial

IndustrialIndustrial

Industrial

Industrial

Industrial

Industrial

Industrial Industrial

Industrial

Agricultural
AgriculturalWetland

Commercial

Commercial

Commercial

Commercial

Commercial

Commercial

Goderich Exeter Railway (GEXR)

20

5 Minute Walk (400 m)

10 Minute Walk (800 m)

17

Hampton Inn
Hotel

Assured
Automotive

Fast Food
Restaurants Powerline

Electronics
Ashley
Home
Store

Plasfab Ltd

Fast Food
Restaurants

Restaurants

Gas
Station

Movie
Theatre

Car
Dealership

Commercial
Plaza

Gas
Station

Accuflux
Industrial

Hose

18

Figure 2:
Context Map

LEGEND

K:\1346B - 725 Imperial Road North, Guelph\RPT\F2_Context Map_28MAR2024.dwg

Subject Lands

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

Source: Google Satellite Imagery

Scale:  1:10,000

City Boundary

5 min and 10 min Walking Distance

no
rth

725 Imperial Road North
City of Guelph
County of Wellington

Drawn: CCF

Date:  March, 2024

File:   1346B

Guelph Transit Route



 

 

 

 



 

 

 

Natural Surveillance 

 

 



 

 

Access Control 

 

 

 

Territorial Reinforcement 

 

 

Maintenance 



Scale:  N.T.S.

Drawn: CCF
K:\1346B - 725 IMPERIAL ROAD NORTH, GUELPH\RPT\F3_CONCEPT

PLAN_28MAR2024.DWG

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

Date:  March, 2024

File:  1346B

725 Imperial Road North
City of Guelph
County of Wellington

Source: Conceptual Site Plan prepared by Mataj Architects Inc.

no
rth

Figure 3:
Preliminary Site Plan
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Mandatory DRC Pre-Consultation 

Summary and Checklist 
 

Site Address:  725 Imperial Road N 

Application Type:  

[  ] Plan of Subdivision  [  ] Official Plan Amendment 

[ X ] Zoning By-law Amendment [   ] Plan of Condominium 

Application Description:  

The construction of a six storey hotel on the southern portion of the existing 

property with 158 rooms. A site-specific exception is proposed to permit a 

maximum of six storeys where only three are permitted, and reduced parking. 

Application Fees:  

Application Type City of Guelph 

Zoning By-law Amendment 
(Major) 

 

$13,577.83 (2023 Application Fee) 
 

(Additional Development Approval Fee may 
be required prior to decision) 

 

Cheques are payable to the City of Guelph. Electronic funds transfers are currently 

being accepted for planning applications. Please reach out to Planning staff 

prior to your submission to confirm the fee. Please contact 

planning@guelph.ca prior to making a payment. 

Applicants are required to pay GRCA fees separate from the City’s fees. Please 

contact GRCA@grandriver.ca to organize payment method. Applicants are required 

to consult with GRCA staff prior to submission of all applications to determine the 

extent and nature of the information required to accompany the application, and to 

confirm the appropriate fee. 

  



Checklist Purpose  
 

This checklist is provided to identify the information required (e.g. reports, studies, 

drawings and other materials) to commence processing of a complete application as 

set out in the Planning Act. Pre-Application Consultation does not imply or suggest 

any decisions, whatsoever, on behalf of City Staff or the Corporation of the City of 

Guelph, to either support or refuse the application. All items identified in Column 1 

below must be supplied with a formal application submission for City of Guelph staff 

to start the development review process. Column 2 shows the number of required 

paper copies to be submitted to the City of Guelph Planning Counter on the 3rd floor 

of City Hall. The Applicant should use Column 3 as a preparation checklist for their 

formal application submission package. The City of Guelph will use Column 4 as a 

receiving checklist to confirm that all the required information was provided.  

Any deviations from the Checklist must be confirmed with the assigned 

Planner prior to submitting a formal application. Please note that if City of 

Guelph staff cannot confirm that all the required information was provided, 

the formal application will be deemed incomplete until all required 

information has been received.  

Checklist  
This checklist must accompany any formal application to verify that all materials 

(reports, drawings, studies, etc.) identified at the Pre-Consultation Meeting, are 
included. If this checklist is not provided as part of a formal application 
submission, the application will not be deemed complete.  
Materials/Reports/Studies/Drawings ① 

Required 
Elements 

② 

Number 
of 

Copies 

③ 

Included 
with 

Application 

④ 

City of 
Guelph 
Confirm 

Included in 
Package 

Comments/Notes 

Cover Letter X 2    

Development Application Form X 2    

Natural Heritage 

Tree and/or Vegetation Inventory 
Report 

X 2   See Landscape 
Comments 

Landscape Plan X 2   See Landscape 
Comments 

Landscape Cost Estimate X 2   See Landscape 
Comments 

Sustainable Design Checklist X 2   See Landscape 
Comments 

Planning Matters 

Planning Justification Report (PJR) X 2   See Planning 
Comments. 

Detailed Site Plan X 6   Paper copies to 
be plotted 23x36 
(ARCH-D) and 
individually folded 
to 8 ½” x 11”. 
Please also 
submit both .pdf 



and .jpeg digital 
file format. 

Draft Proposed Zoning By-law 
Amendment 

X 2   Can be included 
as an appendix in 
PJR. 

Urban Design 

Building Elevations  X 2   See Urban Design 
Comments 

Engineering  

Feasibility Noise Study 
 

X 2   See Engineering 
Comments 

Traffic Geometric Plans X 2   See Traffic 
Comments 

Functional Servicing Report X 2   See Engineering 
Comments 

Storm Water Management Report 
and Plan 

X 2   See Engineering 
Comments 

 Grading & Drainage Plan X 2   See Engineering 
Comments 

Geotechnical Report X 2   See Engineering 
Comments 

 Site Servicing Plan X 2   See Engineering 
Comments 

Phase 1 Environmental Site 
Assessment 

X 2   See Engineering 
Comments 

Phase 2 Environmental Site 
Assessment + other site 
assessments 

X 2   If Phase 1 deems 
that Phase 2 + is 
required. 

Record of Site Condition  
 

X    If deemed 
necessary by ESA 

Sustainability  

Completion of the City’s 
Sustainability Checklist 

     

Community Energy Initiative (CEI) 
Analysis/Energy Strategy Study 

X 2   Can be included 
as an appendix in 
PJR. 

Other Materials as Required 

Image of site or rendering of 
proposed building for site sign(s) 

X    Electronic only, 
details below 

      

 

Additional Regulatory Authorities and/or 

Agencies: 
Regulatory 
Authority 

and/or Agency 

Contact Number Clearance Letter 
Received/Comments 

Received? 

CN Rail    

Guelph Junction 
Railway (GJR) 

  

Metrolinx   

MTO   

GRCA Jconroy@grandriver.ca 
519-621-2763 ext. 2230 

No Concerns 

Hydro/Alectra   



Enbridge   

Bell   

Pipelines   

Rogers/Fibre   

Other   

  



Full comments can be found in Appendix A – Comments and Concerns. In 

addition to the above materials, every application shall include a 

completed application form and cover letter. The cover letter shall provide 

a detailed description of the proposed development, any pertinent 

background information, and state what materials are included in the 

application package. Please ensure that the materials in the cover letter 

match the above checklist.  

This checklist is valid for six (6) months from the date of the Pre-

Consultation Meeting. If more than 6 months has passed, another Pre-

Consultation and checklist may be required at the discretion of the General 

Manager of Development Planning.  

Submission Requirements:  
 

Applicants must follow the City of Guelph’s Development Engineering Manual, 

Guidelines for Development of Contaminated or Potentially Contaminated Sites, 
Guelph Noise Control Guidelines, Linear Infrastructure Standards, Region of 

Waterloo Design Guidelines and Supplemental Specifications for Municipal Services, 
and Traffic Impact Study Guidelines for guidance on technical requirements for all 
engineering aspects related to the proposed development. In some cases, the City’s 

Engineering may require a site-specific criterion and/or terms of reference for 
servicing, stormwater management or traffic capacity. It is the responsibility of the 

applicant to ensure all technical requirements are followed in preparing an 
application submission.  
 

These criteria and/or terms of reference will be included in staff comments provided 

in this DRC Checklist. If these criteria and/or terms of reference are not 

followed, the application will be deemed incomplete.  

Engineering Clearance: 
 

City of Guelph Planning Staff may require an engineering clearance letter as part of 

a complete submission package. Engineering staff will determine whether an 

Engineering Clearance letter is required and the contents of the Clearance letter. It 

is the responsibility of the applicant to consult with Engineering staff prior to 

submitting your application.  

Some of the guideline documents can be found here: https://guelph.ca/city-

hall/planning-and-development/how-to-develop-property/development-

applications-guidelines-fees/ 

External Agency Clearance:  
 

https://guelph.ca/city-hall/planning-and-development/how-to-develop-property/development-applications-guidelines-fees/
https://guelph.ca/city-hall/planning-and-development/how-to-develop-property/development-applications-guidelines-fees/
https://guelph.ca/city-hall/planning-and-development/how-to-develop-property/development-applications-guidelines-fees/


The Grand River Conservation Authority (GRCA) provides plan review and technical 

clearance services to municipalities on applications under the Planning Act and to 

ensure development proposals meet GRCA and provincial environmental policies. 

Consultation with GRCA Resource Planning Staff prior to submission of all 

applications is required and a clearance letter must be submitted with your 

application.  

Clearance letters may be required from the following external agencies, but not 

limited to: the Ministry of Tourism, Culture and Sport (MCTS), the Ministry of 

Transportation (MTO), and/or the Ministry of Natural Resources and Forestry 

(MNR). This will be confirmed during your Development Review Committee (DRC) 

meeting with City staff. If City staff have indicated on your DRC Checklist that a 

clearance letter from one or more external agencies is required, it must be 

submitted with your formal application. If it is not included, the application will be 

deemed incomplete.  

Terms of References and Naming Conventions:  

  
Terms of References and Naming Conventions are attached to this document.  

When submitting a complete application, the City of Guelph’s Document and File 

Naming Conventions must be followed. The Naming Conventions are intended to 

help the applicant organize the application submission. If the Terms of References 

and Naming Conventions are not followed, the application will be deemed 

incomplete.  

Neighbourhood Meeting Requirements 
 

Following the DRC Meeting, City of Guelph staff will request applicants to host a 

Neighbourhood Meeting for residents in the surrounding area. Applicants shall 

prepare notices with details of the meeting which will be mailed in advance of the 

meeting date.  

The purpose of the Neighbourhood Meeting is to engage the public early in the 

process and allow the applicant to address issues in advance of submitting a formal 
application. At the Neighbourhood Meeting, applicants will share proposed plans 
with neighbouring residents to receive feedback/comments on the proposal. 

Applicants will also prepare a Community Engagement Report that summarizes the 
comments/feedback received. This Report will also detail any modifications made to 

the proposal as a result of the issues raised.  
 

Complete Neighbourhood Meeting and Community Engagement Report 

requirements can be found in the applicable Terms of Reference. 

https://guelph.ca/wp-content/uploads/Neighbourhood-Meeting-Terms-of-Reference.pdf


Cover Letter and Development Application 

Public Notice Requirements:  
 

In addition to the required materials, every application shall include a cover letter. 

The cover letter will provide a detailed description of the proposed development, 

any pertinent background information, and a list of submitted documents as 

required through the DRC pre-consultation meeting.  

All applications require posting of a Public Notice of Application sign(s) on the 

subject property. 

City planning staff will provide the applicant with a print ready file at the time the 

application is deemed complete. It is the applicant’s responsibility to have the 

sign(s) professionally prepared at their expense. Wording for the Public Notice of 

Application sign(s) will be provided by the Development Planner. 

The sign(s) must be posted within 15 days of the application(s) being deemed 

complete. Once the Public Notice sign(s) has been placed, the applicant is to 
provide a picture of the installed sign(s). The sign(s) shall remain in place until the 
by-law comes into effect or the application is refused by Council. It is the 

responsibility of the applicant to remove the Public Notice of Application sign(s).  

A high-resolution (300 dpi) JPEG image and PDF that is an accurate visual 

representation of the proposal must be include with this application to be used on 
the sign(s). 

 

Sign Specifications:  
 

a) Size: 1.2m wide by 1.2m high, 0.6m ground clearance.  
 

b) Acceptable Materials: 20mm exterior grade plywood panel, vertical posts to be 
10cm by 10cm installed a minimum of 1.2m below grade; 5cm by 5cm horizontal 

stringers to be located behind the top, bottom and centre of the sign panel.  
 
c) Paint: Sign panels and all structural members shall be painted on all sides and 

edges with two coats of exterior type matte finish alkyd paint over a suitable 
primer. Lettering shall be painted in black on a white background.  

 
d) Lettering: The sign shall be professionally lettered or silk screened using upper 

case Helvetica Medium typeface or similar sans serif, size 30mm, 50mm and 

100mm. The lettering must not be capable of being removed.  
 

e) Wording: The sign shall contain wording that has been approved by Development 
Planning and shall generally be in the format as shown on the Public Notice Sign 
Declaration.   

 



f) Location: For interior lots having frontage on one street, the required sign shall be 
located approximately midway between the side lot lines at a maximum setback of 

1.2m from the streetline. The sign shall not be attached or nailed to trees or utility 
poles.  

 
For lots with streetline(s) that abut two streets (i.e. corner lots, through lots), a 
separate sign shall be required facing each street, located approximately midway 

between the side lot lines at a maximum setback of 1.2m from the streetline(s).  
 

All signs shall be located away from any obstructions such that the signs are 
visible from the street.  

 

g) Maintenance: The applicant will maintain the sign both in structure and paint work 
to the satisfaction of the City.  

 

Acknowledgements:  
 

a) The purpose of this document is to identify the information required to 

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

Pre-consultation does not imply or suggest any decision whatsoever on the 

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

refuse the application. Comments provided at a pre-consultation are 

preliminary and solely based on the information submitted for review at that 

time.  

 

b) The Planning Act timelines associated with a formal application will not begin 

if that application is submitted without the information identified in the 

mandatory pre-consultation meeting and this summary and checklist. 

 

c) The assignment of a file number does not indicate that an application has 

been accepted or is considered a complete submission. It is to be used by the 

Applicant on all application materials (forms, reports, drawings, etc.) 

provided to the City of Guelph.  

 

d) When a formal application is made, the cheque for the application fee may be 

processed immediately; however this does not constitute the application 

being deemed complete for Planning Act purposes.  

 

e) Digital copies of all reports/studies are required to be submitted in PDF 

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

 

f) The City of Guelph may require the peer review of a technical report 

submitted by the applicant. If this is required, the applicant will be advised 

and will be charged a fee equal to the cost of the peer review.  



 

g) An application submitted without the requisite information and number of 

copies identified in this pre-consultation summary and checklist will not be 

considered a complete application.  

 

h) This document expires 6 months from the day of the pre-consultation 

meeting. If after 6 months no formal development applications are submitted 

to the City, staff may request another pre-consultation meeting and checklist 

prior to submission.  

 

i) There may also be financial requirements arising from the applications, 

including, but not limited to, park dedication, development charges, payment 

of outstanding property taxes, deferred local improvement charges, cost of 

lifting 0.3 metre reserves, and reimbursement for road widening acquisition 

or road improvements. 

 

j) Acknowledgement of Public Information:  

The applicant acknowledges that the City of Guelph considers the application 

forms and all supporting materials, including studies and drawings, filed with 

any application to be public information and to form part of the public record. 

By filing an application, the applicant consents to the City of Guelph 

photocopying, posting on the Internet and/or releasing the application and 

any supporting materials either for its own use in processing the application 

or at the request of a third party, without further notification to or permission 

from the applicant. The applicant also hereby states that it has authority to 

bind its consultants to the terms of this acknowledgement.  

e) The applicant should be aware that the information provided is accurate as of 

the date of the Pre-Consultation Meeting. Should an application not be 

submitted, and should other policies, by-laws or procedures be approved by 

the Province, City, or other regulatory authorities and agencies prior to the 

submission of a formal application, the applicant will be subject to any new 

policies, by-laws or procedures that are in effect at the time of the 

confirmation of a complete formal application. As stated above, if a formal 

application is not deemed complete within six (6) months of the date of the 

Pre-Consultation Meeting, this checklist is deemed to be expired and another 

Pre-Consultation Meeting and checklist may be required.  

 

f) Applicants are advised that applying for a demolition control permit of 

existing residential buildings prior to a final decision being made is strongly 

discouraged by the City of Guelph.  

 

 



Manager of Development Planning Signature:  

 

Chris DeVriendt 

Manager of Development Planning  

Planning and Building Services 

Infrastructure, Development & Enterprise 

T 519-822-1260, ext. 2360 

E chris.devriendt@guelph.ca 

 

October 12, 2023 
___________________ 
Date 

 

Acknowledgement: 

I, ___________________________ acknowledge that I understand the context of 

this entire completed form, that I will use this Checklist (and any related 

comments) to assemble a Development Application and that, the City of Guelph 

staff have informed me that I need to work directly with the outside agencies and 

authorities identified above (and any others as appropriate) to ensure that the 

proposal receives the required reviews and approvals.  

Applicant/Owner: ____________________ Date: ___________________________ 

  

Rachel Wolff

March 26, 2024

mailto:chris.devriendt@guelph.ca


APPENDIX A - COMMENTS:  
 

Planning Review – Eric Rempel, Development Planner: 

The subject lands are designated “Service Commercial” in the Official Plan. The 

lands are currently zoned “Highway Commercial” (SC.2-2) in Zoning By-law (1995)-

14864, as amended. The lands are zoned “Service Commercial” (SC) in Zoning By-

law (2023)-20790, as amended. While a hotel use is permitted in both zones, a 

Zoning By-law Amendment is required to facilitate the specific provisions requested 

in the proposed development.  

General Comments: 

• Please clarify the nature of the existing easement that appears to be over a 

portion of the proposed parking (abutting the proposed severed lot line). Will 

this impact the ability to provide parking there? 

• Compact parking spaces are proposed. Please ensure this is addressed in the 

amendment to the 1995 zoning by-law, as compact spaces are not permitted in 

that by-law.  

Complete Application Requirements: 

• A Planning Justification Report (PJR) prepared by a registered professional 

planner. Provide an analysis on how the proposal is consistent with the 

Provincial Policy Statement, conforms to the Growth Plan, and Official Plan.  

• Please include a summary in the PJR of any other supporting studies provided. 

• Provide a draft Zoning By-law Amendment to both the 1995 and 2023 Zoning 

By-laws. 

• Identify any specialized zoning regulations to both the 1995 and 2023 Zoning 

By-laws and provide justification for the specialized regulations being requested 

(Especially the proposed reduction in minimum parking requirements and 

additional building height).  

• Please identify how this proposal will address the City’s Community Energy 

Initiative. You can provide this as part of the PJR. 

 
Zoning Review – Mila Masic, Planner I 
• Review comments and requirements from May site plan meeting and please 

remedy prior to finalizing any zoning bylaw amendment requests. 
• Please note the date revised on the site plan to ensure the most recent site 

plan has been submitted that addresses site plan comments and/or identifies 
clearly which amendments will be required. 

• Please provide a 1995 and 2023 zoning bylaw chart for both parcels (existing 
and proposed hotel). This can be provided in a separate document if there is 
limited space on the site plan, but the site plan must refer to the related 
document. 

 



Urban Design Review – Prerit Kaji, Urban Design Planner 
 
• A 3 metre wide buffer strip is required adjacent to the interior side and rear lot 

line.  
• A 3 metre buffer strip with appropriate landscape will help create a sense of 

arrival for proposed property. 
• Please provide continuity of pedestrian sidewalk through the perimeter of 

building. 
• Please keep reference of Commercial Built form standards available on city 

website.  
• Please provide pedestrian access to Imperial Road north through main access 

road or direct access through site. 
• Surface parking lot should not be located adjacent to front or exterior side 

yards. Refer Section 3.2.3. 
• Landscape buffer strips around surface parking lots should be a minimum of 3.0 

metres in width. 
• Pedestrian walkways should have a minimum width of 2.0 metres. Refer section 

3.2.1. 
• Patio should be located to maximize sun exposure. 
• Please consider alternate location of Molocks and loading space. Location which 

is not upfront at an entry gate or disrupting the experience of an entrance. 
• Considering overall building height of 6 storeys is permitted by planning; staff 

recommend providing a 3.0 metre setback for built form above 4 storeys from 
West and South face of building OR 1.5 metres setback on every floor above 
4th storey (1.5 metre setback for 5th floor and 3 metre setback for 6th floor).  
This will provide appropriate transition to surrounding built form and land uses. 

 

Environmental Planning Review – Leah Lefler, Environmental Planner 

Required: Bird-friendly design will be required to mitigate bird collisions with glass 

and reflective surfaces. The Bird-friendly Design Guideline can be found at: 

Attachment-1Bird-friendlyDesignGuideline.pdf (guelph.ca). Please complete the Bird 

Friendly Design checklist and include the visual marker design details and locations 

on the elevation drawings.  

Note: The wetland adjacent to the subject property has experienced an increase in 

runoff due to surrounding development. Stormwater management for the site 

should be designed to prevent additional runoff from entering the wetland. Further, 

maintaining infiltration is not an Environmental Planning requirement for this 

property. 

Landscape Planning Review – Rory Templeton, Landscape Planner 

Requirements: 

• The subject property is more than 0.2 hectares in size, and therefore regulated 

by the Private Tree Protection By-law (2010)-19058. In accordance with the 

City’s Urban Forest Management Plan and City Urban Forest Policies within the 



Official Plan, the development should seek opportunities to retain existing trees. 

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

accordance with the requirements of the City’s Tree Technical Manual will be 

required, as will a Tree Permit if any works are planned prior to SPA.  

• Please be aware that where preservation is not possible, as agreed to by the 

City, compensation is required either in the form of Cash in lieu or Replacement 

Trees, or a combination of the two at the discretion of City staff. Cash in Lieu 

rates are set out in the Private Tree Bylaw, while Replacement Tree rates are 

set out in the Tree Technical Manual(TTM). 

• The TTM is available online at: 

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

• The Private Tree Bylaw is available online at: 

https://guelph.ca/wpcontent/uploads/TreeBylaw.pdf 

• Landscape Plans and details prepared by a full member of the OALA will be 

required that show: walls, fences, plantings, ground cover, facilities for the 

landscaping of the subject lands or the protection of the adjoining lands. 

• Any proposed trees can be considered as part of the required compensation.  

• The LA plans are to show sustainable design elements, including without 

limitation trees, shrubs, hedges, plantings or other ground cover, permeable 

paving materials, furniture, curb ramps, waste and recycling containers and 

bicycle parking facilities. The appearance of these works and how they may 

impact health/safety (CEPTED), accessibility, sustainable design or the 

protection of adjoining lands will be provided by City staff. 

• Cash in lieu will be required to balance remaining compensation owing. The City 

will determine this cash value once the LA plans have been reviewed and 

approved. 

• A 3 metre wide buffer strip is required adjacent to interior side and rear lot 

lines and 3 metre wide buffer strip shall be maintained adjacent to the street 

line to buffer parking, except for those areas required for entry ramps 

• Standards for minimum soil volumes can be found in the City of Guelph’s Tree 

Technical Manual (2019). Where trees share soil volume, a lower volume may 

be considered.  

• Cost Estimate is to be provided to establish landscape security. 

Recommendations: 

• Please refer to the City’s Commercial Built Form Standards Sustainable Site 

Design – indigenous plant species drought and salt resistant as the 

predominant type of landscape (OP 8.17.2) is encouraged to promote 

naturalization and reduce the use of sod (OP Policy 8.17.2vii) 

• Green roofs and blue roofs are strongly encouraged. A green roof, blue roof, or 

combination of both may count towards a maximum of 30% of the total 

landscaped open space requirement. A green roof allows vegetation to grow on 

top of a structure. Blue roofs allow for the capture and slow release of 

stormwater. Both provide environmental benefits and stormwater management. 



• Landscaping treatments should contribute towards stormwater management 

(OP Policy 8.1.1). The use of bioswales and low impact development is 

encouraged. However, these systems should be placed where limited runoff 

from salt and/or snow storage may occur to reduce the impact to water quality. 

• Where landscaped buffer strips must meet requirements for healthy and vibrant 

tree growth and engineering functions (e.g. bioswales, catch basins), they may 

be required to be wider than the minimum 3 metres. 

• Trees should be located in key areas, including along walkways and within 

surface parking areas. One tree should be planted for every 8 parking spaces 

within the parking field.  

• Trees may be grouped or evenly spaced throughout surface parking areas. 

Groupings of trees are preferred to ensure adequate soil volumes and promote 

sustainable irrigation practices, with a minimum soil depth of 1000mm, or 

deeper as required to accommodate larger root balls. 

Parks Planning Review – Tiffany Hanna, Park Planner 

Requirement for future Building Permit: 

• The owner shall be responsible for payment in lieu of conveyance of parkland 

prior to the issuance of any building permits in accordance with the City of 

Guelph’s Parkland Dedication By-law (2022) 20717 or any successor thereof.  

• The amount of payment in lieu of parkland conveyance will be calculated at a 

rate of 2% of the appraised property value in accordance with subsections 

17.(a) and 3.(k)iii of the City of Guelph’s Parkland Dedication By-law (2022) 

20717. 

• Prior to submission of a building permit application, the owner shall provide a 

satisfactory narrative appraisal report prepared for The Corporation of the City 

of Guelph for the purposes of calculating the amount of payment in lieu of 

parkland conveyance pursuant to s.42 of the Planning Act. The value of the 

land shall be determined as of the day before the day the first building permit is 

issued. The narrative appraisal report shall be prepared by a qualified appraiser 

who is a member in good standing of the Appraisal Institute of Canada, and 

shall be subject to the review and approval of the Deputy CAO of Public 

Services or their designate. Notwithstanding the foregoing, if the narrative 

appraisal provided by the applicant is not satisfactory to the Deputy CAO of 

Public Services or their designate, acting reasonably, the City reserves the right 

to obtain an independent appraisal for the purposes of calculating the amount 

of payment in lieu of parkland conveyance. 

• Appraisals are considered valid for a maximum period of one year in accordance 

with Section 21 of Parkland Dedication By-law (2022) 20717. We recommend 

providing the appraisal to Park and Trail Development staff at least 2 months 

prior to the first building permit submission to avoid delays. 

Engineering Review – Jason Robinson, Engineering Technologist: 



Note: The following minimum requirements are provided in the context of the 

Zoning By-Law Amendment application. Through the Site Plan Pre-Consultation 

process some submissions have been received, preliminary comments have been 

provided, and minimum submission requirements have been outlined. It is 

acknowledged that there may be some redundancy due to the two applications. 

Complete Application Requirements: 

• Please submit a Functional Servicing report (FSR) demonstrating the servicing 

strategy for the site. Available capacity in the municipal systems to support this 

proposed development will be assessed  by the City upon submission of the 

FSR. 

• Please submit a Stormwater Management report that discusses the proposed 

stormwater management strategy for the site. It is acknowledged that a 

Stormwater Management report was submitted through the Site Plan Pre-

Consultation application and preliminary comments were provided. 

• Please submit a conceptual Grading plan showing the existing and proposed 

grading conditions, and clearly identifying all easements. It is acknowledged 

that a Grading Plan was submitted through the Site Plan Pre-Consultation 

application. 

• Please submit a conceptual Site Servicing plan showing the existing and 

proposed site servicing conditions, and clearly identifying all easements. It is 

acknowledged that a Site Servicing plan was submitted through the Site Plan 

Pre-Consultation application. Please note that the Zoning Bylaw requires that 

municipal services are constructed for the street abutting the lot/block for 

which the building permit is required. Please also note that the DGSSMS 

requires that there shall be only one sanitary service per property. 

• Please submit a Geotechnical report to the satisfaction of the City Engineer 

which describes the potential impacts of groundwater and provides 

recommendations for pavement design and pipe bedding. It is acknowledged 

that a Geotechnical report was appended to the Stormwater Management 

report submitted through the Site Plan Pre-Consultation process. 

• Please submit a Feasibility Noise Study to identify design considerations for the 

development in relation to noise sources. It is noted that a Detailed Noise Study 

was listed as a required submission under the Site Plan Pre-Consultation 

process. 

• Please submit environmental reports (Phase 1 ESA, Phase 2 ESA, Letter Of 

Reliance and/or Record Of Site Condition) as outlined in the City of Guelph 

Guidelines For Development Of Contaminated Or Potentially Contaminated 

Sites. It is noted that environmental reports were listed as a required 

submission under the Site Plan Pre-Consultation process. 

Traffic Review – Munshif Muccaram, Traffic Technologist: 



• Identify any changes to existing accesses. If changes are proposed, access to 

be provided in accordance with the Development Engineering Manual (DEM). 

Identify access width and curb radius in accordance with the DEM.  

• The proposed loading space is located further away from the building and 

service entrances.  Elaborate/ demonstrate on how this proposed loading space 

is to function. Consider providing a designated loading space abutting the 

building.  

• For truck maneuver, sufficient drive aisle width to be provided for trucks to 

maneuver while the parking spaces are occupied. Traffic Geometric Plans to be 

provided demonstrating the truck turning maneuvers on-site and at the access 

utilizing standard fire truck and a standard waste pickup truck as design 

vehicles. Traffic geometric plans to be completed using Autoturn and be 

endorsed by a professional engineer.  

• Internal roadway to be designed with minimum of 12m centerline (along the 

designated fire route and truck route) for truck turning maneuver in accordance 

with the Ontario Building Code (OBC).  

• Consider pedestrian connectivity for employees and hotel guests to move 

through the site and to access both the transit stop on Imperial Road North and 

the restaurants, cinema and other services close to the site. Provide a 

pedestrian connection alongside the western site access to connect the hotel 

buildings to the future municipal sidewalk on Imperial Road North. 

• Bicycle parking and electric vehicle parking will be required - refer to Part C of 

the City of Guelph Zoning By-law for requirements. 

Source Water Protection – Peter Rider, Sourcewater risk Management 

Official 

• Everything SWP requires has already been received.  

 

Notes:  

1. The issues noted above or through any follow-up correspondence 

from the City to the applicant are based on a cursory review of the 

proposal and are not intended to serve as a comprehensive list of 

issues. City staff reserve the right to identify further issues through a 

formal development application. 

2. Development applications will not be deemed complete if the 

identified issues have not been addressed. This may include 

approvals required from other regulatory authorities and agencies. 

The City of Guelph strongly recommends that applicants secure 

approvals from other regulatory authorities and agencies prior to 

submitting a formal application to the City of Guelph. If approvals 

have not been secured, a formal application may be deemed 

incomplete. 





The Corporation of the City of Guelph 

By-law Number (2024) - _____ 

A by-law to amend By-law Number (1995)-14864, as amended, known as the Zoning By-law for 

the City of Guelph as it affects the properties municipally known as 725 Imperial Road North, 

City of Guelph (File# ______). 

Whereas Section 34(1) of The Planning Act, R.S.O. 1990, c.P.13 authorizes the Council of a 

Municipality to enact Zoning By-laws; 

The Council of the Corporation of the City of Guelph enacts as follows: 

1. By-law (1995)-14864, as amended, is hereby further amended by transferring lands 

identified on Schedule A from the existing “Specialized Highway Service Commercial” 

Zone known as the SC.2-2 Zone to the new “Specialized Highway Service Commercial” 

to be known as the SC.2-__ Zone. 

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

adding a new subsection 6.4.3.2.2.____ 

6.4.3.2.2._ SC.2-____Zone 

725 Imperial Road North, as shown on Defined Area Map Number XX 

of Schedule “A” of this By-law 

 

6.4.3.2.2._ Regulations to SC.2-___Zone 

In accordance with Section 6.4 and Section 6.4.3.2.2.1 of the By-law, 

with the following exceptions and additions 

 

6.4.3.2.2._ Maximum Building Height  

Despite Section 6.4.2, and Table 6.4.2, Row 7, the maximum building 

height for the SC.2-__ zone shall be 6 storeys. 

 

6.4.3.2.2._ Off-Street Parking 

Notwithstanding anything in the By-law to the contrary, the minimum 

off-street parking required for a hotel use shall be one space per guest 

room, for the SC.2-__ zone. 

 

6.4.3.2.2._ Compact Car Parking 

Notwithstanding anything in the By-law to the contrary, a maximum of 

9% of the minimum required off-street parking shall be provided as 

compact car parking with a width of 2.4 metres and a length of 5.5 

metres, for the SC.2-__ zone. 

  



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

by deleting Defined Area Map 8 and substituting a new Defined Area Map 8 attached 

hereto as Schedule “A”  

 

4. Where notice of this By-law is given in accordance with the Planning Act, and where no 

notice of objection has been filed within the time prescribed by the regulations, this By-

law shall come into effect. Notwithstanding the above, where notice of objection has 

been filed within the time prescribed by the regulations, no part of this By-law shall come 

into effect until all of such appeals have been finally disposed of by the Local Planning 

Appeal Tribunal. 

 

 

Passed this __day of ______, 2024. 

Schedules: 

Schedule A: Defined Area Map 8 

______________________ 

Cam Guthrie, Mayor  

_____________________ 

Dylan McMahon, Clerk 



 

Schedule A – Defined Area Map 8 Amendment  





The Corporation of the City of Guelph 

By-law Number (2024) - _______ 

A by-law to amend By-law Number (2023)-20790, as amended, known as the Zoning By-law for 

the City of Guelph as it affects the property municipally known as 725 Imperial Road North, City 

of Guelph (File# _______). 

Whereas Section 34(1) of The Planning Act, R.S.O. 1990, c.P.13 authorizes the Council of a 

Municipality to enact Zoning By-laws; 

The Council of the Corporation of the City of Guelph enacts as follows: 

1. By-law (2023)-20790, as amended, is hereby further amended by transferring lands 

identified on Schedule A from the existing “Service Commercial” Zone, known as the SC 

Zone to the new “Specialized Service Commercial” Zone, to be known as the SC-__ 

zone. 

2. Section 18 of By-law Number_____, as amended, is hereby further amended by adding 

a new subsection 18.13.____ 

18.13.___ SC-____Zone  

725 Imperial Road North, as shown on Defined Area Map Number 3 of 

Schedule “A” of this By-law 

 

18.13.___ Regulations to SC-___Zone 

In accordance with Part D, Section 8.3.2 of the By-law, with the following 

exceptions and additions 

 

18.13.___ Buffer Strip 

Despite Part D, Table 8.6, the minimum required buffer strip width 

adjacent to an interior side yard shall be 1 metre, for the SC-___ zone. 

 

18.13.___ Building Height  

Despite Part D, Table 8.7, the maximum building height shall be 6 

storeys, for the SC-___ zone. 

 

18.13___ Location of Surface Parking 

Despite Part C, Section 5.2.3(a), all required parking may be provided in 

surface parking areas, for the SC-___ zone. 

 

Surface parking may be located anywhere within the SC-___ zone, 

provided it is setback 3.0m from the street line and rear property line and 

setback 1.5m from an interior side yard lot line.   

 

  

  



3. Schedule “A” of By-law Number (2023)-20790, as amended, is hereby further amended 

by deleting Defined Area Map 3 and substituting a new Defined Area Map 3 attached 

hereto as Schedule “A”  

 

4. Where notice of this By-law is given in accordance with the Planning Act, and where no 

notice of objection has been filed within the time prescribed by the regulations, this By-

law shall come into effect. Notwithstanding the above, where notice of objection has 

been filed within the time prescribed by the regulations, no part of this By-law shall come 

into effect until all of such appeals have been finally disposed of by the Local Planning 

Appeal Tribunal. 

 

Passed this __day of ______, 2024. 

Schedules: 

Schedule A: Defined Area Map 3 

______________________ 

Cam Guthrie, Mayor  

______________________ 

Dylan McMahon, Clerk 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Schedule A – Defined Area Map 8 Amendment  
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