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Update Addendum Background 
GSP Group was retained by 2506780 Ontario Inc. and Gamma Developers Limited (referenced as “the 
Owners” throughout this Report) in 2017 to assist with a Zoning By-law Amendment process for a site 
at the northwest corner of Victoria Road South and MacAlister Boulevard in Guelph.  This subject 5.02-
hectare site (referenced as “the Site” through this Report) forms part of the remaining undeveloped 
portions of the “Kortright East” neighbourhood. Designated by the Official Plan for medium and high 
density multiple residential forms, the Owners submitted a complete Zoning By-law Amendment 
application with supporting studies and reports in 2018 to allow the development of the Site for an 
integrated mixture of stacked townhouse and apartment buildings. A Planning Justification Report, dated 
October 2018, was prepared by GSP Group for the application together with other supporting reports 
and studies (referenced as the “2018 Planning Justification Report” in this report). 
 
In 2019, application comments were received from the City of Guelph and community consultation 
occurred.  Since that time, the Owners have been undertaking the refinements for a new proposed 
master plan concept (referenced as the “Revised Site Master Plan”), replacing the previously two 
concept options were part of the original application submission to address the comments and input 
from the City and community. The Revised Site Master Plan maintains the original intent for a 
medium/high density development per the Official Plan designation but reconfigures the site design 
broadly, including principal changes to the configuration of taller apartment forms, trail alignment and 
connections, common amenity areas, parking arrangements, and turning movements onto Victoria Road 
South. The Revised Site Master Plan forms the basis for revised application materials for submission to 
the City for review and decision on the application.   
 
This Update Addendum to the Planning Justification Report is part of the revised application materials 
for consideration. It is meant to read together with the original 2018 Planning Justification Report. Given 
much of the original report has not changed, this Update Addendum addresses those sections (Sections 
2 through 8 per the original report structure and report figure numbering) affected by the Revised Site 
Master Plan or planning policy changes since the 2018 submission. 
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2. Site Conditions & Context 
2.1 Location and Description 

The Site remains unchanged from the description in Section 2.1 of the 2018 Planning 
Justification Report, a 5.02-hectare site comprised of northern parcel of 2.25 hectares 
(referenced as the “Bluewater Parcel”) and a southern parcel of 2.77 hectares (referenced as 
the “Gamma Parcel”). 
 

2.2 Existing Site Conditions  

The description of the Site’s existing conditions presented in Section 2.2 of the 2018 Planning 
Justification Report remains unchanged. 

 
2.3 Surrounding Neighbourhood Context 

The description of the Site’s surrounding neighbourhood context resented in Section 2.3 of the 
2018 Planning Justification Report remains unchanged. 
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3. Development Details 
The Revised Site Master Plan (Figure 4a and 4b) continues as a mixed-residential development 
of stacked townhouses and apartments. It replaces the two options, Option A (Figure 4) and 
Option B (Figure 5), shown in the 2018 Planning Justification Report. The below summarizes 
the key development details of the Revised Site Master Plan. 
 
KEY DEVELOPMENT STATISTICS 
 

 BLUEWATER Parcel GAMMA Parcel 

Townhouses Apartments  Townhouses 

Units 110 317 70 

Type 78 “Wallaceton” 269 Apartments 48 Back-to-Back with 
garages 

Type 32 “Terrace TownFlats” 48 “Townhouse” Style 22 Back-to-Back without 
garages 

Gross Density  48.9 units per hectare 139.7 units per hectare 

Parking 132 356 84 

Resident 110 317 70 

Visitor 22 55 14 

Building 
Height 

3-storey and 3½ storey 
units 

10 storeys  
(3 storey podium) 

4-storey units 

Common 
Amenity Area 

694 square metres 5,189 square metres 455 square metres 

 
Access: 
The Revised Site Master Plan maintains location of the previous two public street connections 
as presented in the originally proposed options. The connection to Victoria Road South is located 
on the northern end of the Bluewater Parcel to maximize spacing to the intersection with 
Macalister Boulevard and to provide an uninterrupted built edge and sidewalk along the street. 
This Victoria Road South site access is now proposed as a full-moves intersection for ingress 
and egress to the Site, complementing the function of the signalized intersection of MacAlister 
Road. The connection to MacAlister Boulevard is aligned with the existing median break and 
proposed connection to the future commercial property on the south side. The MacAlister 
Boulevard access continues to be a full-moves intersection. 

 
Circulation: 
The Revised Site Master Plan maintains a connected system of roadways and walkways moving 
drivers and pedestrians through the site moving from the entrances from Victoria Road and 
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MacAlister Road. A looped system of roadways leads between the Site’s Victoria Road South 
and MacAlister Boulevard accesses with connections to individual stacked townhouse and 
surface parking as well as above-grade parking garages for the apartment buildings.  A system 
of walkways lines both sides of most internal roadways, the face of stacked townhouse blocks 
facing open spaces, and will continue through the common amenity areas. There are 
opportunities for direct pedestrian walkways between the public sidewalks and the building 
entrances facing Victoria Road South and MacAlister Boulevard. The Revised Site Master Plan 
now establishes a conceptual alignment for a new public trail alignment, as delineated in the 
Official Plan and coordinated with City environmental, parks and planning Staff. This public trail 
runs along the west and north sides of the Site contained within the natural areas buffers and 
stormwater management pond. 

 
Stormwater Pond: 
The location and configuration of the proposed stormwater management pond remains 
unchanged in the northernmost tip of the Bluewater Parcel with a total area of 0.59 hectares. It 
will be a wet pond consisting of a sediment forebay and a main cell separated by a forebay berm 
to provide water quality treatment, extended detention for erosion control, and flood control up 
to and including the 100-year storm event. Storm sewers will convey minor flows to the pond, 
while major flows would be conveyed as overland flows. 
 
Building Forms: 
The Revised Site Master Plan diversifies the mix of unit types as compared to the originally 
proposed plans. The revised plan shows a total of 497 dwelling units, comprised of 110 
townhouse units on the northern Bluewater Parcel and 387 apartment and townhouse units on 
the southern Gamma Parcel. There are four different residential typologies shown on the revised 
site master plan, as follows: 
1. “Wallaceton” stacked townhouses (78 units) on the northern Bluewater Parcel. These are 

3-storey units situated along the Victoria Road frontage and the central portion of the 
Bluewater Parcel and arranged with block lengths of 4 units or 6 units stacked (8 or 12 units 
per block). These units are supplied with surface parking spaces. Units have individual 
private balconies that face either of the long building edges. 

2. “Terrace TownFlats” stacked townhouses (32 units) on the Bluewater Parcel. These are 3½ 
-storey units situated along the western edge facing the natural area arranged with block 
lengths of narrower 8 units. These units have integrated garages and driveways for parking 
facing internally to the Site rather than towards the natural areas. The top ½ storey of these 
units is “carved out” of the roof space facing the natural area for the purposes of unit access 
to an outdoor terrace for certain units; some units also have individual unit balconies. 

3. Back-to-Back townhouses (70 units) on the Gamma Parcel. These are 4-storey units 
situated on the western portion of the Gamma Parcel, along MacAlister Boulevard and along 
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the natural area edge. There are two types of back-to-back townhouse units shown on the 
Revised Site Master Plan: those with integrated garages and those with surface parking 
spaces. The 4th storey of these units is a partial floor, recessed from all edges of the storey 
below as individual unit accesses to private rooftop outdoor terraces for each unit. 

4. Apartments (317 units) on the Gamma Parcel. Two high-rise buildings line the Victoria 
Street South frontage near the intersection with MacAlister Boulevard. The buildings are 
massed as a 10-storey portion lining the Victoria frontage and dropping to an 8-storey 
portion in an “L” configuration, all of which sits atop a podium base of 3-storeys. The podium 
contains an above-grade parking garage providing most of the parking for residents as well 
as “liner” apartment units along the edges. The podium rooftop and 8th storey rooftop 
contain common amenity areas for resident use. 

 
Parking: 
The Revised Site Master Plan contains a combination of surface parking and structured parking 
across the Site. In total, there are 572 parking spaces throughout the two parcels of the Site; the 
parking supply of the individual parcels are meant to be independent for zoning purposes.  
 
For the Bluewater Parcel, the Revised Site Master Plan shows a total of 132 spaces, which 
includes 6 barrier-free spaces. The “Wallaceton” stacked units (STH 1 to 8) have a single surface 
parking space and the “Terrace TownFlats” stacked units (STH 9 to11) have an individual 
driveway and a garage. The remainder of surface spaces are visitor parking spaces distributed 
throughout the Bluewater Parcel.  
 
For the Gamma Parcel, the Revised Site Master Plan shows a total of 440 spaces, which 
includes 7 barrier-free spaces. The back-to-back townhouse units show a combination of those 
based on surface parking spaces (BTH 1 to 3) and those with garages (BTH 4 to 9) providing a 
total of 85 parking spaces. The two apartment buildings incorporate podium parking garages 
that contain 301 of the total 355 parking spaces assigned to the apartments; the remaining 54 
apartment parking spaces are surface spaces situated between and around the two buildings. 
 
Amenity Areas: 
The Revised Site Master Plan maintains a series of larger and smaller shared outdoor amenity 
areas distributed through the Site for use by stacked townhouse and apartment residents. A 
larger meandering assembly of outdoor spaces lines sits between the building townhouse units 
and the western natural edge; the common amenity areas sit entirely outside of the 
wetland/woodland buffer limits. The remainder are generally characterized as courtyards 
abutting facing/flanking townhouse and apartment buildings distributed throughout the 
development. The outdoor spaces are completed by indoor space provided in the apartment 
buildings and balconies on townhouses. 
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4. Planning Policy 
4.1 Planning Act 

The direction regarding the Planning Act outlined in Section 4.1 of the 2018 Planning Justification 
Report remain unchanged: municipal council decisions regarding the exercise of authority 
concerning planning matters “shall be consistent with the policy statements issued under 
subsection (1) that are in effect on the date of the decision” and “shall conform with the provincial 
plans that are in effect on that date, or shall not conflict with them, as the case may be". The 
applicable policy statements and plans though have changed since the original 2018 application 
submission outlined below in Sections 4.2 and 4.3. 

 
4.2 Provincial Policy Statement 

The 2014 Provincial Policy Statement was in effect at the time of the application submission and 
2018 Planning Justification Report writing. Since submission, the 2020 Provincial Policy 
Statement was approved and took effect on May 1, 2020. The proposed Zoning By-law 
Amendment for the Site must be consistent with the 2020 Provincial Policy Statement. The 
following specific 2020 Provincial Policy Statement policies are relevant to the Site and the 
proposed development.   
 
Land Use Patterns 

Section 1.1.1 seeks “healthy, livable, and safe communities” through: 
a)  promoting efficient development and land use patterns which sustain the financial 

well-being of the Province and municipalities over the long term;  

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

c)  avoiding development and land use patterns which may cause environmental or 
public health and safety concerns;  

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

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

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

i)  preparing for the regional and local impacts of a changing climate. 
 
Section 1.1.3.2a) directs that land use patterns in settlement areas are to be based on densities 
and a mix of land uses which:  

a)  efficiently use land and resources;  

b)  are appropriate for, and efficiently use, the infrastructure and public service facilities 
which are planned or available, and avoid the need for their unjustified and/or 
uneconomical expansion;  

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

d)  prepare for 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. 
 
Section 1.1.3.4 promotes appropriate development standards “which facilitate intensification, 
redevelopment and compact form, while avoiding or mitigating risks to public health and safety”. 
Section 1.1.3.6 identifies that new development in designated growth areas “should occur 
adjacent to the existing built-up area and should have a compact form, mix of uses and densities 
that allow for the efficient use of land, infrastructure and public service facilities”. 
 
Transit-Oriented Development and Transportation 

The 2020 Provincial Policy Statement furthers the emphasis on transit-supportive development 
from that of the 2014 Provincial Policy Statement, beginning with the definition of “transit-
supportive development” employed in the Provincial Policy Statement. The definition in the 2020 
Provincial Policy Statement shifts from making transit just ‘viable’ in the previous Provincial 
Policy Statement to now ‘optimizing’ transit investment. Using a normal definition of optimize, 
this means to “make the best or most effective use” of transit infrastructure such as rapid transit 
stations. Transit-supportive development is further elevated in the definition with the added 
recognition of “proximity to transit stations, corridors and associated elements within the 
transportation system” as part of the higher density compact, mixed-use development. 
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Section 1.1.3.2a) supports transit-supportive densities and land use mixes within settlement 
areas where “transit is planned, exists or may be developed”. Section 1.6.7.1 seeks 
transportation systems that are “safe, energy efficient, facilitate the movement of people and 
goods, and are appropriate to address projected needs” and Section 1.6.7.2 directs the efficient 
use of existing and planned infrastructure, including through TDM strategies. Section 1.6.7.4 
promotes land use patterns, densities and mixes of uses that “minimize the length and number 
of vehicle trips and support current and future use of transit and active transportation”. 
 
Section 1.1.1 g) reinforces transit-supportive development optimization of transit investments: 
“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”. Section 1.1.3.1 further supports transit-supportive development by requiring 
municipalities to identify appropriate locations and promote opportunities for “transit-supportive 
development, accommodating a significant supply and range of housing options through 
intensification and redevelopment”. Section 1.1.1 e) is an added policy that requires transit-
supportive development and the prioritization of intensification in locations close to transit. 
 
Section 1.6.7.1 seeks transportation systems that are “safe, energy efficient, facilitate the 
movement of people and goods, and are appropriate to address projected needs”.  Section 
1.6.7.2 directs the efficient use of existing and planned infrastructure, including through TDM 
strategies.  Section 1.6.7.4 promotes land use patterns, densities and mixes of uses that 
“minimize the length and number of vehicle trips and support current and future use of transit 
and active transportation”. 

 
Housing Mix and Densities 

Section 1.4.3 of the 2020 Provincial Policy Statement directs that planning authorities are to 
provide for an appropriate range and mix of housing types and densities to meet projected 
requirements. The policies direct municipalities in: 

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:  

1.  all housing options required to meet the social, health, economic and well-
being requirements of current and future residents, including special needs 
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requirements and needs arising from demographic changes and employment 
opportunities; and  

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

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

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

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

f)  establishing development standards for residential intensification, redevelopment 
and new residential development which minimize the cost of housing and facilitate 
compact form, while maintaining appropriate levels of public health and safety. 

 
Recreation and Open Spaces 

Section 1.5.1 of the 2020 Provincial Policy Statement directs that healthy, active communities 
should be promoted by, among other matters, “planning public streets, spaces and facilities to 
be safe, meet the needs of pedestrians, foster social interaction and facilitate active 
transportation and community connectivity” as well as “planning and providing for a full range 
and equitable distribution of publicly accessible built and natural settings for recreation, including 
facilities, parklands, public spaces, open space areas, trails and linkages, and, where practical, 
water-based resources”. 
 
Stormwater Management 

Section 1.6.6.7 of the 2020 Provincial Policy Statement identifies that stormwater management 
planning shall: 

a)  be integrated with planning for sewage and water services and ensure that systems 
are optimized, feasible and financially viable over the long term;  

b)  minimize, or, where possible, prevent increases in contaminant loads;  

c)  minimize erosion and changes in water balance, and prepare for the impacts of a 
changing climate through the effective management of stormwater, including the use 
of green infrastructure;  

d)  mitigate risks to human health, safety, property and the environment;  

e)  maximize the extent and function of vegetative and pervious surfaces; and  
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f)  promote stormwater management best practices, including stormwater attenuation 
and re-use, water conservation and efficiency, and low impact development. 

 
  Sustainability 

Section 1.8.1 of the 2020 Provincial Policy Statement provides direction for environmental 
sustainability through land use and development patterns which:  

a)  promote compact form and a structure of nodes and corridors;  

b)  promote the use of active transportation and transit in and between residential, 
employment (including commercial and industrial) and institutional uses and other 
areas;  

c)  focus major employment, commercial and other travel-intensive land uses on sites 
which are well served by transit where this exists or is to be developed, or designing 
these to facilitate the establishment of transit in the future;  

d)  focus freight-intensive land uses to areas well served by major highways, airports, 
rail facilities and marine facilities;  

e)  encourage transit-supportive development and intensification to improve the mix of 
employment and housing uses to shorten commute journeys and decrease 
transportation congestion;  

f)  promote design and orientation which maximizes energy efficiency and conservation, 
and considers the mitigating effects of vegetation and green infrastructure; and  

g)  maximize vegetation within settlement areas, where feasible. 
 
Natural Heritage 

Section 2.1.2 of the 2020 Provincial Policy Statement outlines that the “diversity and connectivity 
of natural features in an area, and the long-term ecological function and biodiversity of natural 
heritage systems, should be maintained, restored or, where possible, improved, recognizing 
linkages between and among natural heritage features and areas, surface water 
features and ground water features”. Section 2.1.4 directs that development and site 
alteration shall not be permitted in significant wetlands, significant woodlands, and significant 
wildlife habitat, among other areas.  Section 2.1.8 directs that development and site alteration is 
not permitted on adjacent lands to the identified natural heritage features and areas “unless 
the ecological function of the adjacent lands has been evaluated and it has been demonstrated 
that there will be no negative impacts on the natural features or on their ecological functions”.  

 
4.3 Growth Plan for the Greater Golden Horseshoe 

The 2017 Growth Plan for the Greater Golden Horseshoe was in effect at the time of the 
application submission and 2018 Planning Justification Report writing. Since submission, the 
2019 Growth Plan was approved and took effect on May 16, 2019 and was amended by 
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Amendment No. 1 that took effect on August 28, 2020. The proposed Zoning By-law Amendment 
for the Site must conform to the 2019 Growth Plan. The following specific 2019 Growth Plan 
policies are relevant to the Site and the proposed development.   
 
Land Use Patterns 

The 2019 Growth Plan focuses growth inwards with the desire for complete communities, 
echoing the direction of the 2014 PPS. Section 2.2.1.2 directs that growth within settlement 
areas will be focused in delineated built-up areas; strategic growth areas; locations with existing 
or planned transit, particularly those with a priority on higher order transit where it exists or is 
planned; and areas with existing or planned public service facilities. Section 2.2.1.4 seeks the 
achievement of complete communities that, among other matters, include a diverse mix of land 
uses including residential, employment and shopping, provide a diverse mix of housing options 
including affordable housing and accommodating different needs, and provide for a compact 
building form. 
 
The Site remains within the Designated Greenfield Area on Schedule 4 of the Growth Plan.  
Section 2.2.7.1 directs that new development in designated greenfield areas are to be “planned, 
designated, zoned and designed in a manner that:  

a)  supports the achievement of complete communities;  
b)  supports active transportation; and  
c)  encourages the integration and sustained viability of transit services. 

 
Further to this, Sections 2.2.7.2 and 2.2.7.3 indicate the minimum density target planned 
for designated greenfield areas is to be “not less than 80 residents and jobs combined per 
hectare”, which is to be measured across the entire designated greenfield area of the respective 
municipality, excluding defined natural heritage features that preclude development. 
 
Further to these general growth directions, the 2019 Growth Plan provides specific targets for 
intensification for municipalities. For Guelph, Section 2.2.2 identifies that the minimum target is 
50 per cent of all residential development within the delineated built-up area by the time the next 
municipal comprehensive review is approved and in effect, and for each year thereafter; until 
that time, however, the annual minimum intensification target in the approved official plan in 
effect as July 1, 2017 applies. Section 2.2.3 directs that municipalities are to develop a strategy 
to achieve this target, which will include identifying strategic growth areas as key development 
focus areas, identifying appropriate scales of development in such areas and built form transition 
to adjacent areas, encouraging intensification generally throughout the delineated built-up area, 
and ensuring lands are zoned and development designed to support complete communities. 
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 Transit-Oriented Development and Transportation 

The 2019 Growth Plan furthers the 2020 Provincial Policy Statement regarding support for public 
transit use as a basis for transit-supportive planning and development. Section 3.3.2 directs that 
transportation within the Greater Golden Horseshoe will be planned and managed to achieve 
several objectives, including providing connectivity among transportation modes, offering a 
balance of transportation choices that reduces reliance upon the automobile and promotes 
transit and active transportation, and offering multi-modal access to jobs, housing and shopping. 
Section 3.2.3 directs that public transit will be the first priority for transportation infrastructure 
planning and major transportation investments. Section 2.2.4.10 encourages adjacent or 
surrounding sites to existing and planned frequent transit be “planned to be transit-supportive 
and supportive of active transportation and a range and mix of uses and activities”. 
 
The 2019 Growth Plan also supports complementary transportation demand management 
(TDM) practices as part of supporting non-automobile models of travel. Section 3.2.2.4 directs 
that municipalities are to develop and implement TDM policies in their official plan or other 
documents to reduce trip distance and time, increase the modal share of non-automobile modes, 
prioritize active transportation and transit over single-occupant automobiles and expand 
infrastructure to support active transportation. 
 

 Housing Mix and Densities 

The 2019 Growth Plan stresses a diverse housing stock, including affordable housing 
opportunities. Section 2.2.6.1 directs that municipalities are to support housing choice and 
achieve minimum intensification and density targets by such means as identifying a diverse 
range and mix of housing options and densities and establishing targets for affordable housing, 
both ownership and rental. This is to be implemented through official plan policies and 
designations and zoning by-laws per Section 2.2.6.1d). Section 2.2.6.2 directs that municipalities 
are to support the achievement of complete communities by planning to accommodate the 
Growth Plan’s forecasted growth, achieve the Growth’s Plan minimum and density targets, 
consider the range, mix and densities of existing housing stock, and diversity the housing stock 
across the city. Additionally, Section 2.2.6.3 identifies that municipalities are to consider 
requirements for multi-unit residential developments to incorporate a mix of unit sizes to 
accommodate a diverse range of household sizes and incomes, as part of the achievement of 
complete communities. 
 

 Sustainability  

The 2019 Growth Plan includes sustainable development as part of its direction for complete 
communities and land use patterns. Its policies concerning land use patterns, growth and 
intensification have inherent tones of sustainability in respect to compact development patterns 
utilizing existing facilities, infrastructure and transit. More specifically, Section 2.2.1 includes 
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mitigation and adaption to climate change impacts, improvement to resiliency, reduction of 
greenhouse emissions, and integration of green infrastructure and low impact development. 
Section 3.2.2.2c) directs that transportations systems are to be planned and managed to be 
“sustainable and reduce greenhouse gas emissions by encouraging the most financially and 
environmentally appropriate mode for tripmaking and supporting the use of zero- and low-
emission vehicles”. 

 
4.4 Grand River Source Water Protection Plan 

The Grand River Source Protection Plan direction remains unchanged from Section 4.4 of the 
2018 Planning Justification Report. 
 

4.5 Guelph Official Plan  

The referenced sections and policies of the Guelph Official Plan in Section 4.5 of the 2018 
Planning Justification Report remain unchanged. For ease of reference in this report, the below 
is the extract from the 2018 Planning Justification Report as it relates specifically to the land use 
designations that apply to the Site: 
 

The site is designated “Medium Density Residential”, “High Density Residential”, and 
“Significant Natural Areas & Natural Areas” on Schedule 2 of the Official Plan (see 
Figure 7). The High Density Residential designation corresponds to the entirety of the 
southern Gamma parcel.  The High Density Residential designation is intended for 
high density multiple residential building forms generally in the form of apartments 
(Policy 9.3.5.1), with building heights between 3 to 10 storeys (Policy 9.3.5.2), and the 
net development density between 100 units and 150 units per hectare (Policy 9.3.5.3).  
 
The Medium Density Residential designation applies to most of the northern Bluewater 
parcel, corresponding to the area proposed for residential buildings shown on the 
preliminary site concept options.  The Medium Density Residential designation is 
intended for medium density multiple residential building forms such as townhouses 
and apartments (Policy 9.3.4.1), with building heights between 2 to 6 storeys (Policy 
9.3.4.2), and a net development density between 35 units and 100 units per hectare 
(Policy 9.3.4.3). 
 
The “Significant Natural Areas & Natural Areas” applies to the northernmost tip of the 
Bluewater parcel, corresponding to the location of the proposed stormwater 
management pond shown on the preliminary site plan options.  This is area is part of 
the disturbed mixed meadow vegetation community that covers the entirety of the site, 
per the Environmental Impact Study completed as part of the application.    
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5.  Supporting Studies 
5.1  Environmental Impact Study 

Stantec Consulting Ltd prepared the Environmental Impact Study (“EIS”) in 2018 as part of the 
complete application submission for the Zoning By-law Amendment. Stantec has now revised 
the EIS to reflect the Revised Site Master Plan. The revised EIS makes the following general 
conclusions regarding policy compliance matters. 

 
The updated proposed development remains consistent with applicable policies detailed 
in the original EIS, including the Provincial Policy Statement, City of Guelph OP, GRCA 
policy, Migratory Bird Convention Act, and Endangered Species Act. The development is 
proposed outside of natural features as shown on Figure 3 (Appendix A), including their 
associated buffers, except where required to facilitate the trail required by the City 
(permissible in Policy 4.1.2.1.ii) and the SWM facility, which is within the 15-30 m outer 
portion of the wetland buffer (permissible in Policy 4.1.3.4.6.ii). 
 
The results of the EIS and this EIS Addendum determined that with the appropriate 
mitigation measures in place the proposed development will have no negative impact on 
the adjacent natural features. This includes the proposed SWM measures and the use of 
LIDs mitigating hydrologic impacts to the adjacent Torrance Creek Swamp. A permit from 
GRCA will still be required. 

 
 

5.2 Traffic Impact Study 

Paradigm Transportation Solutions Limited prepared the Traffic Impact Study (“TIS”) in 2018 as 
part of the complete application submission for the Zoning By-law Amendment. Stantec has now 
revised the TIS to reflect the Revised Site Master Plan. The revised TIS identifies that there are 
several capacity challenges in the surrounding network even without the proposed development.  
Regarding the additional traffic of the proposed development, the TIS concludes: 

“As summarized above, the results of the operational analysis of study area intersections 
under existing and future (2023, 2028 and 2033 background and total) traffic conditions, 
indicate that capacity problems and critical movements identified at the intersections are 
independent of the subject development. The subject development could be 
accommodated by the study area transportation system based on: 

• An all-moves access with traffic signal control on Victoria Road; 

• An all-moves access with stop sign control on Macalister Boulevard; and 

• The implementation of appropriate TDM measures identified in Section 6 of this 
report.” 
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 5.3 Functional Servicing Study  

 Valdor Water Resources prepared the Functional Servicing Report (“FSR”) in 2018 as part of 
the complete application submission for the Zoning By-law Amendment. Valdor has now revised 
the FSR to reflect the Revised Site Master Plan. The revised FSR generally maintains the 
servicing scheme proposed in the original application and continues to conclude that “the 
proposed mixed use development can be adequately serviced with full municipal services 
(watermain, sanitary and storm) in accordance with the standards of the City of Guelph and the 
Grand River Conservation Authority (GRCA)”. 

 
5.4 Urban Design Brief 

GSP Group prepared an Urban Design Brief in 2018 as part of the complete application 
submission for the Zoning By-law Amendment. GSP Group has not prepared an Update 
Addendum to the Urban Design Brief to reflect the Revised Site Master Plan. The Update 
Addendum makes the following conclusions:    

“In summary, this Urban Design Brief Update Addendum maintains that the proposed 
development reflects good urban design and finds that: 

1. There are limited design constraints or challenges on the Site related to topography, 
land use or built form adjacencies, recognizing the natural area buffering requirements 
associated with the abutting Torrance Creek natural system. 

2. The proposed design is a compact and intense residential form with a coordinated and 
efficient layout that provides a presence along the public street frontages and supports 
active transportation and public transit use to and from the Site. 

3. The proposed design provides a strong built form edge along the Site’s public realm 
exposure of streets and natural areas through a combination of building positioning, 
orientation of building front faces, screened parking, and architectural treatments. 

4. The proposed design appropriately incorporates the Guelph Official Plan’s policy 
direction as it concerns urban design and sustainable development. 

5. The proposed site layout appropriately responds to the respective standards of the 
Guelph “Built Form Standards for Mid-Rise Buildings and Townhouses” regarding 
building massing, parking, and site access and circulation. 

6. The proposed built form and architecture appropriately responds to the respective 
standards of the Guelph “Built Form Standards for Mid-Rise Buildings and 
Townhouses”, to the extent known at this time recognizing further details and review 
will be part of the Site Plan stage. 
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6. Proposed Zoning By-law Amendment 
The original proposed Zoning By-law Amendment sought to rezone the Site from the existing 
“Agricultural (A) Zone” in the Puslinch Zoning By-law to three zones with site-specific provisions. 
The revised Zoning By-law Amendment reflecting the Revised Site Master Plan (see new Figure 
13) maintains the original zoning approach with modifications to the proposed site-specific 
regulations. A revised draft by-law for the proposed Zoning By-law Amendment is contained in 
Appendix B of this Update Addendum, replacing the proposed by-law in the 2018 Planning 
Justification Report.  The revised Amendment would: 

1. Rezone Area 1 to a Conservation Land (P.1) Zone to accommodate the intended stormwater 
management pond for the development and the outer buffer limit of the natural areas that will 
accommodate a new public trail. 

2. Rezone Area 2 to a Specialized Cluster Townhouse (R.3A-“#A#”) Zone to accommodate 
different stacked townhouse forms. The purpose and basis for the “#A#” site-specific 
regulations are summarized below.    

(a) Maximum Building Height 

 Standard Requirement: 3 Storeys (with street and park angular plane requirements). 

 Proposed Site-Specific Provision: 4 Storeys (with street and park angular plane 
requirements). 

 Reasoning for Request: the proposed provision provides flexibility for the different types 
and heights of stacked townhouses in keeping with the existing Medium Density 
Residential designation on the site that allows for heights up to 6 storeys. The stacked   
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 townhouses shown on the site master plan are 3 storeys or 3½ storeys while the back-to-
back townhouses are 4 storeys technically with the small rooftop terrace access floor 
space on the building tops. 

(b) Minimum Building Separation between walls with windows to Habitable rooms 

Standard Requirement:  15 metres. 

Proposed Site-Specific Provision: 3 metres. 

Reasoning for Request: the proposed provision clarifies uncertainty related to the 
application of the minimum building separation regulations. This modification is consistent 
with the minimum separation in other zones as referenced by recent staff reports for similar 
minor variances. 

(c) Private Amenity Setbacks (Ground) 

Standard Requirement: no part of a Private Amenity Area shall be located within 10.5 
metres of a wall in another Building containing windows of Habitable Rooms which face 
the Private Amenity Area. 

Proposed Site-Specific Provision:  no part of a Private Amenity Area shall be located within 
6 metres of a wall in another Building containing windows of Habitable Rooms which face 
the Private Amenity Area.  Rooftop amenity areas are not subject to this setback provision. 

Reasoning for Request: the proposed provision concerning at-grade private amenity areas 
is needed for a localized condition on one block of townhouses where site layout 
necessitates a closer separation; for rooftop terraces, it recognizes the different nature and 
function of these spaces in terms of separation and privacy. 

(d) Minimum Private Amenity Space 

Standard Requirement: 10 m2 per unit, consisting of a patio or terrace and defined by a 
wall or railing between adjacent units to a height of 1.8 metres. 

Proposed Site-Specific Provision: 4.5m2 per dwelling unit, allowed as entirely above-grade 
amenity spaces provided such spaces have access through the individual units. 

Reasoning for Request: the proposed provision allows for a reduced size of private 
amenity space for each unit, which may be provided entirely as a balcony and/or rooftop 
terrace, to reflect the particular nature of the proposed form of the stacked townhouses.   

e)  Common Amenity Space Configuration) 

Standard Requirement: Amenity Areas shall be designed and located so that the length 
does not exceed 4 times the width. 
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Proposed Site-Specific Provision: no maximum configuration regarding length-to-width 
ratios for Common Amenity Areas abutting an OS Zone. 

Reasoning for Request: the proposed provision provides an exception for amenity spaces 
that line the meandering natural area buffer limits along the western edge of the Site. The 
exception allows for an efficient site layout for the overall development on the Site and 
lends to a natural-inspired design and configuration for amenity spaces abutting the natural 
edges, while still maintaining the intent of contiguous and functional amenity areas. 

 

3. Rezone Area 3 to a Specialized High Density Apartment Zone (R.4B-“#B#”) Zone” to 
accommodate apartments and stacked townhouses.  The purpose and basis for the “#B#” site-
specific regulations are summarized below.    

(a) Permitted Uses 

Standard Requirement: Apartment Building, Nursing Home, Home for the Aged, 
Retirement Residential Facility, Maisonette, Accessory Uses, Home Occupation. 

Proposed Site-Specific Provision:  add permissions for Cluster Townhouses and Stacked 
Townhouse per the above R.3A.#A# site-specific regulations. 

Reasoning for Request: the proposed provision allows for the integration of different 
townhouse forms in the R.4B Zone to accommodate an efficient and coordinated 
development layout for the overall site and the desired mixed residential configuration for 
the development. 

(b) Minimum Common Amenity Space (Area) 

Standard Requirement: For Apartments, 30 m2 per dwelling unit for each unit up to 20 plus 
20 m2 for each additional dwelling unit, aggregated into areas of not less than 50 m2 and 
with length not exceeding 4 times the width.  For Stacked Townhouses, 10 m2 per dwelling 
unit. 

Proposed Site-Specific Provision: a minimum rate of 15 m2 per each apartment unit; a 
minimum rate for townhouses per the corresponding R3.A Zone regulation for the 
respective townhouse type. 

Reasoning for Request:  the proposed provision allows for a reduced amount of common 
amenity space for apartment units, recognizing the contribution of the abutting public trail 
and space for recreational needs of residents. 

(c)  Common Amenity Space (Configuration) 

Standard Requirement: Amenity Areas shall be designed and located so that the length 
does not exceed 4 times the width. 
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Proposed Site-Specific Provision: no maximum configuration regarding length-to-width 
ratios for Common Amenity Areas abutting an OS Zone. 

Reasoning for Request: the proposed provision provides an exception for amenity spaces 
that line the meandering natural area buffer limits along the western edge of the Site. The 
exception allows for an efficient site layout for the overall development on the Site and 
lends to a natural-inspired design and configuration for amenity spaces abutting the natural 
edges, while still maintaining the intent of contiguous and functional amenity areas. 

(d)  Parking Space Dimensions 

Standard Requirement: the minimum Parking Space dimensions for R.4 Zones is 3 metres 
by 6 metres within a Garage or Carport. 

Proposed Site-Specific Provision: the minimum dimensions for parking spaces within an 
underground parking garage shall be 2.75 metres by 5.5 metres. 

Reasoning for Request:  the proposed provision provides a more contemporary standard 
for underground garages, consistent with recent requests on other projects. 

(e)  Angular Plane 

Standard Requirement: 45 degree angular plane to street centerline. 

Proposed Site-Specific Provision: 50 degree angular plane to Victoria Road South and 55 
degree angular plane to MacAlister Boulevard. 

Reasoning for Request:  the Revised Site Master Plan show a generic massing and form 
for the apartment buildings, which will be refined through the Site Plan stage, that 
illustrates a 50 degree and 55 degree angular plane, respectively. The proposed provision 
allows for flexibility in the ultimate design of the apartment buildings. The requested 
reductions are appropriate given the nature of Victoria Road South, limited impacts on the 
streetscape, and the findings of the shadow impact study. 

(f)  Minimum Landscaped Open Space 

Standard Requirement:  20% of the Lot Area for Building Heights from 1 to 4 Storeys and 
40% of the Lot Area for Buildings from 5 to 10 Storeys. 

Proposed Site-Specific Provision: 25% of the Lot Area regardless of the building height. 

Reasoning for Request: given the mixed-residential and integrated nature of the proposed 
development, the proposed provision establishes a blended requirement over the entire 
Site for all low-rise and high-rise buildings for clarity purposes and ease of application. 
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(g)  Minimum Parking Ratio for Apartments 

Standard Requirement: 1.5 spaces per unit for the first 20 units and 1.25 spaces per unit 
for each unit more than 20; plus 20% of required parking as visitor parking spaces. 

Proposed Site-Specific Provision: 1 space per unit plus 0.12 spaces per unit dedicated to 
visitor parking. 

Reasoning for Request: the proposed provision reflects a more contemporary parking 
standard for apartment units, as recommended in the Guelph Parking Standards Review 
(September 2019) undertaken in support of the Comprehensive Zoning By-law process. 

 
4. Add an overlying “#C#” site-specific provision over all three Areas that allows the entire 

Site to be treated as a single Lot for zoning compliance purposes. Where the Site is planned, 
designed, and developed comprehensively the “#C#” provision would additionally allow the 
existing shared property lines between the R.3A and R.4B portions of the Site to be “ignored” 
for the purposes of determining certain lot-related regulations, including yard setbacks, buffer 
strips, and landscaped open space requirements. The purpose and basis for the “#C#” site-
specific regulations are summarized below.    

(a) Lot Line Definitions 

Standard Requirement: per the standard lot line definitions for each Lot. 

Proposed Site-Specific Provision: MacAlister Boulevard deemed the front lot line, Victoria 
Road South deemed the exterior lot line, the western boundary deemed the interior lot line, 
and the zone boundary between Area 1 and Area 2 deemed the rear lot line.  Further, lot 
lines shared between the three zones are deemed to not exist where the site is developed 
comprehensively together; so, all Lots subject to the #C# special regulation may be 
considered a single Lot for zoning compliance purposes. 

Reasoning for Request: the proposed provision clarifies the application of yard setbacks 
and other site-based zoning regulations for the overall site where it is planned and 
designed comprehensively. This would apply them to the external lines of the combined 
Lots, which is appropriate given the application to the internal lot line between the lots 
would in an inefficient use and layout of the overall site. 

(b) Buffers Strips 

Standard Requirement: a buffer strip shall be provided where a R.3 Zone or R.4 Zone 
abuts any other Residential Zone. 

Proposed Site-Specific Provision:  a buffer strip along the shared lot line between the R.3A 
and R.4B Zones is not required. 
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Reasoning for Request: the proposed provision recognizes the buffer strips internal to the 
development are not needed where the overall Site is planned and design 
comprehensively as an integrated development. 

(c) Minimum Common Amenity Space 

Standard Requirement: per the R3.A and R.4B Zone requirements above. 

Proposed Site-Specific Provision: per the R.3A-#A# and R.4B-#B# provisions above, 
recognizing that requirements for each Lot does not necessarily have to be accommodated 
on the individual lot but can be distributed throughout the overall Site.  

Reasoning for Request: the proposed provision allows the minimum aggregate of common 
amenity space required to be distributed as an overall project rather than on a lot basis, 
“ignoring” the shared lot lines between the R.3A and R.4B Zone boundaries and 
recognizing the integrated nature of the development partnership between the Bluewater 
Parcel and Gamma Parcel. 

(d) Minimum Landscape Open Space 

Standard Requirement: per the R3.A and R.4B Zone requirements above. 

Proposed Site-Specific Provision: 30% measured across the entire Site subject to the 
“#C#” provision. 

Reasoning for Request: the proposed provision establishes a single minimum landscaped 
open space requirement across the entirety of the Site, including the P.1, R.3A and R.4B 
portions, for the purposes of clarity and ease of application. 
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7. Planning Justification Analysis 
7.1. Planning Act  

The proposed application’s consistency and/or conformity, as it applies, with matters of 
provincial interest identified per Section 2 of the Planning Act and provincial policy statements 
and plans per Section 3 of the Planning Act are captured as part of the analysis below. 
 

7.2 Provincial Policy Statement 

Section 3(5)(a) of the Planning Act requires that municipal decisions on land use planning 
applications “shall be consistent with” policy statements that are in effect at the time of the 
decision. The 2020 Provincial Policy Statement is now in-effect policy statement for the 
proposed Zoning By-law Amendment. The proposed Zoning By-law Amendment is consistent 
with the 2020 Provincial Policy Statement for the same reasons as outlined in the 2018 Planning 
Justification Report.  Namely: 
• The proposed land use pattern is consistent with Sections 1.1.1, 1.1.3.2a), 1.1.3.4 and 

1.1.3.6 of the 2020 Provincial Policy Statement regarding efficient land use and 
development patterns and a compact form, particularly given the Site is currently 
designated for higher density residential uses in the Guelph Official Plan.  

• The proposed zoning is consistent with Section 1.4.3 of the Provincial Policy Statement in 
that it contributes to providing an appropriate range and mix of market-based housing 
types and densities through a combination of different townhouse and apartment 
typologies in a compact and integrated configuration. 

• The proposed development is consistent with Section 1.5.1 of the 2020 Provincial Policy 
Statement in that they contribute to healthy active communities through site design, 
including amenity areas and new public trail.  

• The proposed stormwater management design for the site per the Functional Servicing 
Report is consistent with Section 1.6.6.7 of the 2020 Provincial Policy Statement 
concerning stormwater management planning providing water quantity and quality 
treatment. 

• The proposed zoning and development form is consistent with Sections 1.6.7.2 and 
1.6.7.4 of the 2020 Provincial Policy Statement in contributing to land use patterns and 
transportation systems that optimize transit use and support active transportation. 

• The proposed development form and site design is consistent with Section 1.8.1 of the 
Provincial regarding matters of environmental sustainability through a compact land use 
and development pattern, maintenance of natural areas, and sensitive landscape design. 

• The Environmental Impact Study prepared by Stantec confirms the proposed zoning and 
development is consistent with the natural heritage policies of Section 2.1 of the 2020 
Provincial Policy Statement. 
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7.3 Growth Plan 

Section 3(5)(b) of the Planning Act specifically requires that municipal decisions on land use 
planning applications “shall conform” or “shall not conflict with”, as applicable, with provincial 
plans that are in effect at the time of the decision. The 2019 Growth Plan is now in-effect 
provincial plan for the proposed Zoning By-law Amendment. The proposed Zoning By-law 
Amendment conforms to the 2019 Growth for the same reasons as outlined in the 2018 Planning 
Justification Report. Namely: 
• The proposed development conforms to the direction of Section 2.2.1.2c) of the Growth 

Plan that directs growth focus to locations with existing transit and areas with existing or 
planned public service facilities.   

• The proposed zoning facilitates a development that contributes to the achievement of a 
more complete community per Sections 2.2.1.4 and 2.2.2.1, diversifying the housing mix 
and living options within the broader Kortright East neighbourhood by providing a range 
of higher intensity residential forms catering to residents in different life stages and with 
different household compositions.   

• The proposed zoning and design conforms to Section 2.2.7.1 of the Growth Plan related 
to development in Designated Greenfield Areas for many of the same reasons identified 
above concerning consistency with the 2020 Provincial Policy Statement regarding 
support for a complete community, active transportation, and public transit use.   

• The proposed development significantly contributes to the achievement of the greenfield 
target of 80 jobs and residents per hectare per Sections 2.2.7.2 and 2.2.7.3 of the Growth 
Plan regarding Guelph’s greenfield area, notwithstanding the 2006 Growth Plan target of 
50 applies until the next municipal comprehensive review. 

 
7.4 Guelph Official Plan 

The proposed Zoning By-law Amendment conforms to and appropriately implements the policy 
direction of the Guelph Official Plan for the same reasons as outlined in the 2018 Planning 
Justification Report. Namely: 
• The proposed zoning and development form satisfy the Greenfield Area policies in Section 

2.4.10 of the Guelph Official Plan regarding transit-supportive residential intensities, 
housing diversity, and a quality design interface with the public realm. 

• The proposed R.4B Zone (Area 3) corresponds to the area designated High Density 
Residential designation on the Site. In terms of conformity, the potential mix of apartments 
and townhouses is contemplated by Policy 9.3.5.1; the 10 storey height conforms to the 
upper limit of Policy 9.3.5.2; and the proposed density range up to 150 units per hectare 
in the proposed zoning for the R.4B block matches the range in Policy 9.3.5.3.   
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• The proposed R.3A Zone (Area 2) corresponds to the area designated Medium Density 
Residential designation on the Bluewater Parcel of the Site. In terms of conformity, the 
proposed stacked townhouses conform to the intent for medium density multiple 
residential building forms by Policy 9.3.4.1; the requested 4-storey building height in the 
proposed zoning conforms to the height range of two to six storeys directed by Policy 
9.3.4.2; and the density of 49 units per hectare for stacked townhouses are in keeping 
with the range of 35 to 100 units allowed by Policy 9.3.4.3. 

• The proposed P.1 Zone (Areas 1 and 4) corresponds to the area designated Significant 
Natural Areas & Natural Areas on the Site that applies to the northernmost tip of the 
Bluewater portion and the outer limit of the wetland and woodland features on the Site’s 
western property edge. Stantec’s Environmental Impact Study demonstrates that the 
stormwater management pond proposed in this northern portion of the Site can be 
accommodated without impacts to the natural features provided mitigation measures are 
implemented. 

• The proposed development form continues to conform to the intent of the multiple unit 
residential building criteria in Section 9.3.1.1 of the Guelph Official Plan for the reasons 
outlined in the 2018 Planning Justification Report. The Revised Site Master Plan further 
enhances the conformity with these criteria by shifting the taller buildings to the Victoria 
Street frontage, incorporating greater proportions of structured parking, and changing to 
a full-moves intersection at the Victoria Road site access. 

• The proposed development and zoning satisfy the policies of the Section 4.1 of the Guelph 
Official Plan, per the findings of Stantec’s Environmental Impact Study.  The Study 
concludes that the proposed development with buffers adjacent to the Significant Natural 
Areas or within Natural Area is justified and consistent with Official Plan policy given it 
demonstrates that no significant impacts are not anticipated with the implementation of 
the avoidance and mitigation recommendations. 

• The Urban Design Brief prepared by GSP Group concludes that the proposed 
development and its design appropriately incorporates the policy direction of Section 8 of 
the Guelph Official Plan and respect the Design Standards for townhouses and mid-rise 
buildings as it concerns urban design and sustainable development. 

• The proposed development conforms to the Arterial Road access policies per Section 
5.7.2 and accommodates the construction of a new public trail per Schedule 6 of the 
Guelph Official Plan, the location confirmed by Stantec’s Environmental Impact Study. 
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8. Conclusions 
2506780 Ontario Inc. and Gamma Developers Limited are applying for a Zoning By-law 
Amendment for a 5.02-hectare site at the northwest corner of Victoria Road South and 
MacAlister Boulevard in Guelph. The Guelph Official Plan already designates the site for 
medium and high density residential uses, so the Zoning By-law Amendment would rezone the 
site accordingly to implement this policy direction. The Amendment requests P.1, R.3A and R.4B 
Zones for the Site with site-specific regulations for stacked townhouse and apartment dwelling 
type as well as regulations facilitating the coordinated development of the site between the 
different landowners. The proposed zoning would allow the Revised Site Master Plan that 
demonstrates a full build-out of 497 residential units consisting of a mix of stacked townhouses, 
cluster townhouses and apartments.    
 
Similar to the conclusions of the 2018 Planning Justification Report, the proposed Zoning By-
law Amendment that would allow the proposed development is justified given: 

1. It is consistent with the 2020 Provincial Policy Statement, 
2. It conforms to and does not conflict with the 2019 Growth Plan for the Greater Golden 

Horseshoe, 
3. It appropriately implements the direction of the Guelph Official Plan in respect to the 

Medium Density and High Density Residential designations on the site, 
4. It satisfies the natural heritage policies of the Guelph Official Plan in respect to 

development within or abutting the natural heritage system, 
5. It satisfies the multiple residential development evaluation criteria of the Guelph Official 

Plan, and  
6. It is supported by studies demonstrating the suitability of existing servicing infrastructure 

and roads to serve the proposed development. 
 
 



 

 

Appendix A 
Record of Pre-Consultation  
 
[Refer to original 2018 Planning Justification Report]  



 

 

Appendix B 
Draft Zoning By-law Amendment 
 

THE CORPORATION OF 
THE CITY OF GUELPH 

BY-LAW NO. 2018___ - ___  
A BY-LAW TO AMEND BY-LAW (1995) - 14864, BEING A ZONING BY-LAW 

CONTROLLING DEVELOPEMNT WITHIN THE CITY OF GUELPH 
 
WHEREAS the Municipal Council of The Corporation of the City of Guelph deems it desirable to 
amend By-law (1995) – 14864 and amending by-laws, with respect to the lands identified on the 
attached Schedule “A” in accordance with the provisions of this by-law.  
 
THEREFORE, THE MUNICIPAL COUNCIL OF THE CORPORATION OF THE CITY OF GEULPH 
ENACTS AS FOLLOWS: 
 

1. That By-law No. 14864 is hereby amended as follows: 
 

1.1 By changing the zoning on the affected land on Schedule ‘A’ from “Agricultural (A) Zone” 
under the former Township of Puslinch Zoning By-law No. 19/85 to a “Specialized Cluster 
Townhouse (R.3A-#A#) Zone”, “Specialized High Density Apartment Zone (R.4B-#A#) 
Zone”, and “Conservation Land (P.1) Zone”, each Zone subject to an additional Special 
Regulation #C#. 

  
 1.2 By adding the following site-specific provisions: 

 
1.2.1  For the land zoned R.3A-#A# 

(a)  Notwithstanding Row 9 of Table 5.3.2 of this By-law, the Maximum Building 
Height for Cluster Townhouse and Stacked Townhouse units shall be 4 
storeys. 

(b) Notwithstanding Section 5.3.2.3.1 of this By-law, the distance between the 
front, exterior side and rear face of one Building and the front, exterior side 
and rear face of another Building, each of which contains windows to 
Habitable Rooms shall in no case be less than 3 metres. 

(c) Notwithstanding Section 5.3.2.5.1 and 5.3.2.5.2 of this By-law, a Private 
Amenity Area shall be provided for Stacked Townhouse dwellings with a 
minimum area of 4.5 square metres. Such Private Amenity Areas may be 
contained entirely above grade as balconies or terraces provided that access 



 

 

to such a Private Amenity Area is provided directly from the interior of 
individual dwelling units.  

(d) Notwithstanding Sections 5.3.2.3.4 and 5.3.2.3.5, there are no minimum 
distance requirements for above-grade Private Amenity Areas allowed per (d) 
above. 

(e) Notwithstanding Section 5.3.2.4.2, there shall be no maximum configuration 
regarding length-to-width ratios for Common Amenity Areas abutting an OS 
Zone. 

 
1.2.2  For the land zoned R.4B-#B#: 

(a)  Notwithstanding Section 5.4.1.1 of this By-law, Cluster Townhouses and 
Stacked Townhouse units are additionally permitted subject to the 
regulations of the R3.A Zone and R3.A-#A# Zone, respectively. 

(b) Notwithstanding Section 4.16.2 of this By-law, an angular plane of 50 
degrees will apply to the centerline of Victoria Road South and 55 degrees 
will apply to the centerline of MacAlister Boulevard. 

(c) Notwithstanding Section 4.13.3.2.2 of this By-law, the minimum dimensions 
for parking spaces within an underground parking garage shall be 2.75 
metres by 5.5 metres. 

(d) Despite Row 13 of Table 5.4.2 of this By-law, the Minimum Landscape Open 
Space shall be 25% of the Lot area, regardless of the height of the buildings. 

(e) Notwithstanding Section 5.4.2.4.1 of this By-law, Common Amenity Areas 
shall be provided at a rate of 15 m2 per apartment dwelling units and per the 
corresponding R3.A Zone regulation for the respective townhouse dwelling 
type. 

(f) Notwithstanding Section 5.4.2.4.2, there shall be no maximum configuration 
regarding length-to-width ratios for Common Amenity Areas abutting an OS 
Zone. 

(g) Notwithstanding Section 4.13.4.3 and Section 4.13.6, the minimum parking 
ratio for apartment dwelling units shall be 1 space per unit plus 0.12 spaces 
per unit dedicated to visitor parking. 

 
1.2.3  Where the land subject to the “-#C#” provision is planned and designed as a 

consolidated development: 

(a)    Notwithstanding the definition of “Lot”, the shared property line between the 
existing Lots zoned R3A-#A# and R.4B-#B# is deemed to not exist for the 
purposes of determining Lot-related regulations, including yard setbacks, 
buffer strips, landscaped open space, and building coverage requirements.  



 

 

In such cases, all Lots subject to the #C# special regulation may be 
considered a single Lot for zoning compliance purposes. 

(b) Further to (a) above, for the purposes of the determining yard setbacks: 

(i)  The southern lot line shared with MacAlister Boulevard shall be 
deemed the Front Lot Line, 

(ii) The eastern lot line shared with Victoria Road South shall be deemed 
an Exterior Side Lot Line, 

(iii) The western lot line shall be deemed an Interior Side Lot Line, and 

(iv) The zoning boundary shared between Area 1 (zoned P.1 Zone) and 
Area 2 (zoned R3.A Zone) shall be deemed the Rear Lot Line. 

(c) Further to (a) above, the provisions of R.3A-#A# Zone and R.4B-#B# shall 
continue to apply to the respective building type in such a situation, except 
for the following which shall be applied across the combined lots: 

(i) Buffer Strips along the shared lot line between the R.3A and R.4B 
Zones shall not be required. 

(ii) The Minimum Landscape Open Space shall be 30% measured across 
all land subject to the #C# special regulation. 

 (iii) Common Amenity Area shall be provided per the rates of the R.3A-#A# 
Zone and R.4B-#B# Zone, recognizing that any such required Common 
Amenity Areas may be allowed to be located on any Lot subject to the 
#C# special regulation and still comply with the regulation. 

 
2. This by-law shall come into force and effect on the date of its final passing, subject to the 

provisions of the Planning Act, 1990 and amendments thereto. 
 
ENACTED this ______ day of _________, 2021 
         __________________________ 
             MAYOR 

 __________________________ 
                CLERK  
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