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1. Introduction

1.1 Background

GSP Group was retained by 2506780 Ontario Inc. and Gamma Developers Limited 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 4.9-hectare site (referenced as “the

site” through this Report) forms part of the remaining undeveloped portions of the “Kortright

East” neighbourhood. The Official Plan designates the site for medium and high density

multiple residential forms. The proposed design concept for a multiple residential

development on the site was initially discussed with City staff at a November 2016

Development Review Committee meeting (see Appendix A). A site master concept was

developed in 2017 and forms the basis of the proposed Zoning By-law Amendment. City of

Guelph staff confirmed in March 2018 that further pre-submission consultation was not

required in respect to the site concept changes since the original consultation.

1.2 Proposed Application

The site is currently zoned “Agricultural (A) Zone” in the Township of Puslinch Zoning By-law No.

19/85. There are several areas within Guelph’s boundary that remain under By-law No. 19/85 as

a result of the 1993 annexation by the City of Guelph. This ‘A’ Zone does not permit multiple

residential uses, so a Zoning By-law Amendment is required to bring the site under the City of

Guelph Zoning By-law and permit the proposed development concept. The proposed application

would change the zoning on the site to a new “Cluster Townhouse (R.3A) Zone”, “High Density

Apartment Zone (R.4B) Zone”, and “Conservation Land (P.1) Zone” with site-specific provisions in

the City of Guelph Zoning By-law. The proposed zoning is structured to allow the site’s individual

parcels to develop on a stand-alone basis or more comprehensively as a single development.

1.3 Contents

This Planning Justification Report provides the rationale and justification for the proposed

development concept and implementing Zoning By-law Amendment. It provides:

 A description of the site and its context within the surrounding community (Section 2);

 An outline of the proposed development concept for the site, including a discussion of

uses, form, circulation and density (Section 3);

 An overview of the relevant planning policy that affect the proposed Zoning By-law

Amendment, including Provincial and City policies (Section 4);

 A summary of the supporting technical studies and their findings (Section 5);

 An outline of the proposed Zoning By-law Amendment for the site (Section 6);

 An assessment of the proposed zoning in respect to the relevant policies (Section 7); and,

 A planning opinion and justification for the proposed Zoning By-law Amendment

application (Section 8).
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2. Site Conditions & Context

2.1 Location and Description

The site is 4.9 hectares in area and is located immediately to the northwest of the intersection

of Victoria Road South and MacAlister Boulevard, surrounded to the west and/or north by the

Torrance Creek natural area (see Figure 1). It is comprised of two separate parcels of land

(see Figure 2). The northern parcel (no municipal address) is 2.25 hectares in area and has

approximately 204 metres of frontage on Victoria Road South. The southern parcel (374

MacAlister Boulevard) is 2.58 hectares in area and has approximately 170 metres of frontage

on Victoria Road South and 166 metres on MacAlister Boulevard.

2.2 Existing Site Conditions

The site’s existing conditions are as follows:

a) Building and Structures: there are no existing buildings or structures on the site.

b) Topography: except for fill piles along the eastern and northern edges of the site, a

remnant of the construction of the broader Kortright East neighbourhood, the site is

generally flat but does slope somewhat from southwest to northeast.

c) Vegetation: the site is generally cleared of all vegetation owing to the site’s past use for

fill and construction staging purposes as part of the broader neighbourhood.

d) Servicing: there are no current municipal services on the site, although there are

existing sanitary, water, and stormwater infrastructure within the MacAlister Boulevard

right-of-way and sanitary and water within the Victoria Road South right-of-way.

e) Access: there are existing driveway access to the site from MacAlister Boulevard for

access to the previous Fusion sale centre and from Victoria Road South for the

remainder of the site.

Right: view of site
looking northwest

from MacAlister and
Victoria intersection

(March 2017).
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Above: view of site looking from
northern parcel southwards towards
MacAlister Road with Victoria Road
South to the left (March 2017).

Middle: view of site looking from north
parcel to the west/northwest (March
2017).

Bottom: view of site looking from north
parcel to the north with Victoria Road
South to the right (March 2017).
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2.3 Surrounding Neighbourhood Context

The site is a remaining undeveloped block in the Kortright East neighbourhood, located at the

eastern entrance at the intersection of Victoria Road South and MacAlister Boulevard. It forms

part of the urban-rural interface of Guelph with agricultural and estate residential land to the

east and south and the more intense residential corridor that has been planned along Victoria

Road South. The site’s immediately surrounding context (see Figure 3) includes the following:

 North: open field that forms part of the broader natural heritage feature surrounding the

west and north of the site, beyond which is a proposed detached dwelling

condominium development accessed from Victoria Road South.

 East: combination of agricultural fields and wooded areas across Victoria Road South

within the Township of Puslinch.

 South: undeveloped property planned for a commercial development (385 MacAlister

Boulevard) across MacAlister Boulevard at the southwest corner of Victoria Road

South and MacAlister Boulevard and an existing cluster townhouse development (The

Meridian at Solterra) that flanks MacAlister Boulevard to the west of the proposed

commercial property.

 West: wetland and woodland area that forms part of the broader Torrance Creek

natural area surrounding the west and north of the site (beyond which are single

detached dwellings on the east side of Zaduk Place).

Above: site’s context to existing detached dwellings to the west separated and buffered by
intervening wetlands and woodlands (March 2017).
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Top: site’s frontage (to left) on MacAlister
Boulevard looking to Victoria (March 2017).

Middle: site’s frontage (to left) on Victoria Road
South looking north (March 2017)

Bottom: agricultural fields on east side of Victoria
Road South facing the subject site (March 2017).

Top: cluster townhouses of The Meridian at
Soletera project on the south side of MacAlister
Boulevard facing the site (March 2017).

Middle: undeveloped block planned for
commercial uses on the south side of MacAlister
Boulevard facing the subject site (March 2017).

Bottom: wetland and woodland area abutting the
west side of the site (March 2017).
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3. Development Details

The proposed development will be a mixed residential development of stacked townhouses

and apartments. The preliminary site concept has two options, Options A and B, that provide

different levels of intensity for the site’s development (see Figures 4 and 5). Both options have

the same general site layout in terms of boundaries, access and circulation pattern but with

variations in the residential form, intensity and configuration for the southern “Gamma’ parcel.

Access:

The site is organized with two public street connections. The connection to Victoria Road

South is located on the northern end of the site to maximize spacing to the intersection with

Macalister Boulevard and to provide an uninterrupted built edge and sidewalk along the street.

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 will be a full movement intersection while the Victoria Road South access is

expected to be a right-in/right-out intersection.

Circulation:

The site is organized with a connected system of roadways and walkways moving drivers and

pedestrians through the site. 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 and underground 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 through the amenity areas. There are direct pedestrian

walkways between the public sidewalks and the building entrances facing Victoria Road South

and MacAlister Boulevard. As well, the proposed development contemplates the public trail

alignment delineated in the Official Plan running along the west and north sides of the site

contained within the natural areas buffers and stormwater management pond.

Stormwater Pond:

A proposed stormwater management pond is contained in the northernmost tip of the site,

within the Bluewater parcel, with a total area of 0.53 hectares. It would 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 would convey minor flows to the pond, while major

flows would be conveyed as overland flows.

Building Forms:

The proposed development is a mixed-use residential development of stacked townhouse and

mid-rise and/or high-rise apartments. Option A shows a total of 367 dwelling units comprised
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of 156 stacked townhouse units and 211 apartment units. Option B shows a total of 400

dwelling units comprised of 108 stacked townhouse units and 292 apartment units.

The stacked townhouses are located on the northern Bluewater parcel principally, although

they extend closer to MacAlister Boulevard on the Gamma parcel in Option A. They are

oriented on the site with the garage sides facing inwards on the site and away from Victoria

Road South and natural area edges. They are currently conceived as three storeys in height

and are arranged with a variety of 6-unit, 8-unit, and 10-unit length with options for rooftop

terraces, upper storey balconies or at-grade amenity spaces. The proposed zoning allows

heights up to four storeys to provide flexibility for different stacked townhouse configurations

and architecture at the time of detailed design.

The apartment buildings range between 6 and 10 storeys in height, depending on the

development option. Option A shows two 10-storey buildings at the intersection and along the

MacAlister Boulevard frontage. Option B shows the same 10-storey buildings as well as an

additional 8-storey building along the natural area edge and 6-storey building located centrally.

The buildings are oriented to internalize surface parking areas on the block as much as

possible in a perimeter block fashion.

Parking:

The proposed development contains a combination of surface parking and underground

parking across the site. Each stacked townhouse has an individual driveway and integrated

garage, together with surface visitor parking spaces distributed throughout. The apartments

contain underground parking as well as surface parking. Option A shows 502 spaces in total

and Option B shows 544 spaces. Parking is provided through a combination of stacked

townhouse driveways (plus 1 legal space per unit in individual unit garages for most units) and

surface parking spaces and underground parking spaces for the apartment buildings.

Amenity Areas:

The proposed development includes a series of larger and smaller shared outdoor amenity

areas distributed through the site for use by stacked townhouse and apartment residents.

They are organized as a coordinated series of the larger spaces and smaller courtyards,

including those surrounding by buildings and those providing an interface with the abutting

natural areas. The outdoor spaces would be completed by indoor space provided in the

apartment buildings. Option A shows approximately 5,000 square metres of common amenity

space and Option B shows 7,700 square metres. These common amenity areas would be

complemented by private amenity spaces for each stacked townhouse unit.
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Source: ABA Architects Inc. (April 2018)
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Source: ABA Architects Inc. (August 2018)
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4. Planning Policy

4.1 Planning Act

The Planning Act R.S.O. 1990, c. P.13 (“Planning Act”) establishes the policy-led land use

planning system for Ontario that outlines matters of provincial interest as part of municipal

planning decisions and provides for statutory planning processes in Ontario. Section 2 of the

Planning Act identifies the breadth of matters considered as being provincial interest which a

municipality must “have regard to” in carrying out its responsibility under the Planning Act.

These matters are general in nature and broad in range. They are captured in more detail

through the policy statements and provincial plans issued under the Section 3 of the Planning

Act.

Section 3(5) of the Planning Act specifically requires that 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 2014 Provincial Policy Statement, 2017 Growth Plan for the Greater

Golden Horseshoe, and the Grand River Source Water Protection Plan are applicable and

relevant to the consideration of the proposed Zoning By-law Amendment application for the

site per Section 3 of the Planning Act. The 2017 Greenbelt Plan, 2017 Oak Ridges Moraine

Conservation Plan, and 2017 Niagara Escarpment Plan were also issued under Section 3,

however the site is outside the geographic extent of these plans. There have been no policy

statements or provincial plans issued under the other legislation contemplated by Section 3(5)

and Section 3(8).

4.2 Provincial Policy Statement

The Provincial Policy Statement (“PPS”) provides land use planning policy on matters of

provincial significance. The 2014 PPS came into effect on April 30, 2014. The overriding vision

of the PPS states that “the long-term prosperity and social well-being of Ontarians depends on

maintaining strong, sustainable and resilient communities for people of all ages, a clean and

healthy environmental, and a strong and competitive economy”. The following specific PPS

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 range and mix of residential (including second units,

affordable housing and housing for older persons), employment (including industrial
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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 cost-effective development patterns and standards to minimize land

consumption and servicing costs;

f) improving accessibility for persons with disabilities and older persons by identifying,

preventing and removing land use barriers which restrict their full participation in

society;

g) ensuring that necessary infrastructure, electricity generation facilities and transmission

and distribution systems, and public service facilities are or will be available to meet

current and projected needs; and

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

the 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:

1. efficiently use land and resources;

2. 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;

3. minimize negative impacts to air quality and climate change, and promote energy

efficiency;

4. support active transportation;

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

6. are freight-supportive;

Section 1.1.3.4 direct the promotion of that appropriate development standards “which

facilitate intensification, redevelopment and compact form, while avoiding or mitigating risks to

public health and safety”. Further, Section 1.1.3.6 identifies that new development in

designated growth areas “should occur adjacent to the existing built-up area and shall have a

compact form, mix of uses and densities that allow for the efficient use of land, infrastructure

and public service facilities”.

Housing Mix and Densities

Section 1.4.3 directs that planning authorities are to provide for an appropriate range and mix

of housing types and densities to meet projected requirements by permitting and facilitating:
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a) establishing and implementing minimum targets for the provision of housing which is

affordable to low and moderate income households. 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 forms of housing required to meet the social, health

and wellbeing requirements of current and future residents, including special needs

requirements; and 2. all forms of residential intensification, including second 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; and

e) 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 directs that healthy, active communities should be promoted by, among other

matters, “planning for safe public streets and spaces that meet the needs of pedestrian, 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 parks, open

spaces, and trails”.

Stormwater

Section 1.6.6.7 identifies that stormwater management planning shall:

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

b) minimize changes in water balance and erosion;

c) not increase risks to human health and safety and property damage;

d) maximize the extent and function of vegetative and pervious surfaces; and

e) promote stormwater management best practices, including stormwater attenuation and

re-use, and low impact development.

Transportation

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
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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”.

Sustainability

Section 1.8.1 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) improve the mix of employment and housing uses to shorten commute journeys and

decrease transportation congestion;

f) promote design and orientation which: 1. maximizes energy efficiency and

conservation, and considers the mitigating effects of vegetation; and 2. maximizes

opportunities for the use of renewable energy systems and alternative energy systems;

and g) maximize vegetation within settlement areas, where feasible.

Natural Heritage

Section 2.1 outlines the following relevant policies concerning natural heritage:

2.1.1 Natural features and areas shall be protected for the long term.

2.1.2 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.

2.1.4 Development and site alteration shall not be permitted in:

a. significant wetlands in Ecoregions 5E, 6E and 7E1; and

b. significant coastal wetlands.

2.1.5 Development and site alteration shall not be permitted in:

a. significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E and 7E1;
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b. significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron

and the St. Marys River)1;

c. significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron

and the St. Marys River)1;

d. significant wildlife habitat;

e. significant areas of natural and scientific interest; and

f. coastal wetlands in Ecoregions 5E, 6E and 7E that are not subject to policy 2.1.4(b)

unless it has been demonstrated that there will be no negative impacts on the natural

features or their ecological functions.

2.1.8 Development and site alteration shall not be permitted on adjacent lands to

the natural heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6

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 Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) is the Province’s

growth strategy for the Greater Golden Horseshoe region. The Growth Plan builds on the PPS

foundation with more specific land use planning policies. It is identified as “a framework for

implementing the Government of Ontario’s vision for building stronger, more prosperous

communities by managing growth in the region to 2031”. The 2017 Growth Plan came into

effect on July 1, 2017, replacing the previous 2006 Growth Plan. The following specific

Growth Plan policies are relevant to the site and the proposed development.

Managing Growth

Section 2.2.1.2c) direct that growth within settlement areas will be focused in:

i. delineated built-up areas;

ii. strategic growth areas;

iii. locations with existing or planned transit, with a priority on higher order transit where it

exists or is planned; and

iv. areas with existing or planned public service facilities;

Section 2.2.1.4 supports the achievement of complete communities that:

a) feature a diverse mix of land uses, including residential and employment uses, and

convenient access to local stores, services, and public service facilities;

b) improve social equity and overall quality of life, including human health, for people of

all ages, abilities, and incomes;
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c) provide a diverse range and mix of housing options, including second units and

affordable housing, to accommodate people at all stages of life, and to accommodate

the needs of all household sizes and incomes;

d) expand convenient access to:

i. a range of transportation options, including options for the safe, comfortable

and convenient use of active transportation;

ii. public service facilities, co-located and integrated in community hubs;

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails,

and other recreational facilities; and

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

e) ensure the development of high quality compact built form, an attractive and vibrant

public realm, including public open spaces, through site design and urban design

standards;

f) mitigate and adapt to climate change impacts, build resilience, reduce greenhouse gas

emissions, and contribute towards the achievement of low-carbon communities; and g)

integrate green infrastructure and low impact development.

Section 2.2.2.1 directs that population and employment growth is to be accommodated by,

among other ways:

c. building compact, transit-supportive communities in designated greenfield areas;

d. reducing dependence on the automobile through the development of mixed-

use, transit-supportive, pedestrian-friendly urban environments;

e. providing convenient access to intra- and inter-city transit;

h. encouraging cities and towns to develop as complete communities with a diverse mix

of land uses, a range and mix of employment and housing types, high quality public

open space and easy access to local stores and services.

Designated Greenfield Areas

The site is located within the Designated Greenfield Area on Schedule 4 of the Growth Plan

(see Figure 6). 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.
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4.4 Grand River Source Water Protection Plan

The Grand River Source Protection Plan was approved in November 2015 and came into

effect on July 1, 2016. The site is within a moderately vulnerable area on Schedule E of the

Source Protection in which drinking water threats may be significant. However, per Section 8

of the Source Protection Plan specific to Guelph, residential uses are not considered a

“restricted land use” so there is limited applicability from a land use planning perspective for

the site.

4.5 Guelph Official Plan

The Guelph Official Plan provides the City of Guelph’s goals, objectives and policies for

guiding growth and development to 2031. The current version of the Official Plan is a result of

a three-phase review and update process. This included Amendment 39 concerning Growth

Plan conformity (approved in 2009), Amendment 42 concerning the natural heritage strategy

(approved in 2014) and Amendment 48 concerning outstanding matters of the update

(approved on October 5, 2017 except for certain site-specific appeals). The following specific

Official Plan policies are relevant to the site and the proposed development.

Greenfield Policies

The subject site is within the “Greenfield Area” on Schedule 1 of the Guelph Official Plan. Per

Section 2.4.10 of the Guelph Official Plan, the Greenfield Area is intended to contribute the

overall goal of a diverse and complete and community, with development that is “compact and

occur at densities that support walkable communities, cycling and transit and promote

live/work opportunities”. Specifically, Policy 2.4.10.1 identifies that these areas will be planned

and designed to:

a) achieve an overall minimum density target that is not less than 50 residents and jobs

combined per hectare in accordance with the Growth Plan policies. The density target

will be measured in accordance with the provisions of subsection 2.2.7.3 of the Growth

Plan over the entire designated greenfield area to be developed;

b) ensure that new development is designed to promote energy conservation, alternative

and/or renewable energy systems, and water conservation;

c) create street configurations, densities, and an urban form that support walking, cycling,

and the early integration and sustained viability of transit services;

d) provide a diverse mix of land uses, including residential and employment uses, to

support vibrant neighbourhoods;

e) create high quality public open spaces with site design and urban design standards that

support opportunities for transit, walking and cycling;



Planning Justification Report | Bluewater-Gamma | MacAlister at Victoria 21

GSP Group | October 2018

Land Use Designations

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.

Multiple Residential Development Criteria

Section 9.3.1.1 provides criteria for evaluating proposals for multiple unit residential buildings

in all residential designations, further to the general policies of the respective residential

designation. The following criteria apply to the site and proposed development:

1. Building form, scale, height, setbacks, massing, appearance and siting are compatible

in design, character and orientation with buildings in the immediate vicinity. […]

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

neighbourhood shopping facilities, schools, trails, parks, recreation facilities and public

transit.

4. Vehicular traffic generated from the proposed development will not have an

unacceptable impact on the planned function of the adjacent roads and intersections.

5. Vehicular access, parking and circulation can be adequately provided and impacts

mitigated.

6. That adequate municipal infrastructure, services and amenity areas for residents can

be provided.

7. Surface parking and driveways shall be minimized.
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8. Development shall extend, establish or reinforce a publicly accessible street grid

network to ensure appropriate connectivity for pedestrians, cyclist and vehicular traffic,

where applicable.

9. Impacts on adjacent properties are minimized in relation to grading, drainage, location

of service areas and microclimatic conditions, such as wind and shadowing.

10. The development addresses public safety, identified public views and accessibility to

open space, parks, trails and the Natural Heritage System, where applicable. […]

Natural Heritage Policies

The northern tip of the site and the abutting lands along the site’s west and north sides are

designated “Significant Natural Area” on Schedule 4 of the Guelph Official Plan (see Figure

8). Significant Natural Areas are comprised of several different natural features and functions,

which includes the following related to the site:

 Schedule 4A identifies the area to the west of the site largely as a “Provincially

Significant Wetland” and the portion to the north as “Locally Significant Wetland”,

 Schedule 4B identifies the portion to the west of the site as “Warm Water Fish Habitat”,

 Schedule 4C identifies the portion to the northwest of the site as “Significant

Woodlands”, and

 Schedule 4D additionally identifies the portion of the north and northwest of the subject

site as “Significant Valleylands” as undeveloped portions of the regulatory floodplain.

Development and site alteration is generally not permitted within the above natural features or

established buffers per the Official Plan, except for a limited number of sensitive uses such as

passive recreation, conservation, or education activities. Per Section 4.1.1, the site is defined

as “adjacent lands” to the above natural features as it is within 120 metres. Table 4 of the

Official Plan identifies the following minimum buffer widths, which are to be confirmed through

more detailed study, that are meant to prevent degradation to the natural heritage features and

functions: 30 metres to a Provincially Significant Wetland,15 metres to a Locally Significant

Wetland, 10 metres from the dripline of Significant Woodlands, and 15 metres to Warm Water

Fish Habitat.

Urban Design Policies

Section 8 of the Guelph Official Plan provides the general urban design policies that would be

applicable to design of the proposed development. These policies are addressed in the Urban

Design Brief prepared by GSP Group as part of the proposed application.
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Transportation Policies

Victoria Road South is identified as an “Arterial Road” and Macalister Boulevard is identified as

a “Local Road” on Schedule 5 of the Official Plan (see Figure 9). Section 5.7.2 directs that

Arterial Roads are meant for large volumes of traffic over longer distances and to

accommodate high transit service levels, with limited direct access from Local Roads and

individual properties. Section 5.7.4 directs that Local Roads are meant for lower traffic

volumes and providing access to abutting properties.

Section 5.3.1 identifies that transportation demand management (TDM) measures will be

evaluated “in all transportation related studies and new development plans including the

degree to which they contribute towards the achievement of the transportation objectives of

this Plan”. Section 5.3.2 identifies potential TDM measures include active transportation

facilities, including bicycle storey and access, reduced parking standards and provision for car

share vehicles, and encouragement of carpooling and transit use.

Section 5.4.2 identifies that the City will support “the ongoing enhancement of a pedestrian

and bicycle system that is convenient, safe and pleasant, serves both commuter and

recreational purposes and provides access throughout the city”. One active transportation

measure that will be promoted per Section 5.4.3(iv) is to “require minimum provisions for on-

site parking and storage for bicycles and other personal transportation devices” in zoning for

uses such as high and medium density residential development.

Section 5.5.1 identifies that the City strives for public transit as an attractive, energy efficient

and convenient means of travel through planning for “a compact urban form by promoting

mixed and transit supportive land uses, urban intensification, a strong Downtown and urban

structure of nodes and corridors”.

Schedule 6 of the Guelph Official Plan identifies a “Proposed City Trail” near the site’s west

and north edges that interface with natural heritage areas (see Figure 10), which follows the

direction of the Guelph Trails Master Plan. Section 7.3.1.5 states that the City may require trail

linkages to be reserved, while Section 7.3.1.2 notes that privately owned lands shown on

Schedule 6 does not imply such land will purchased by the City or other public body.

Wellhead Protection Policies

The site is within “Wellhead Protection Area B” on Schedule 7 of the Official Plan (see Figure

11), which notes an existing well on the east side of Victoria Road South near the site. Section

4.3.3 identifies that Source Protection Plan policies will be incorporated into the Official Plan

once complete and that in the interim the City will restrict land use activities that potentially

impact the source water supplies and will control other impacts from stormwater management

and protection of wetlands.
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5. Supporting Studies

5.1 Environmental Impact Study

Stantec Consulting Ltd prepared the Environmental Impact Study as part of the complete

application submission for the Zoning By-law Amendment. The Study found that there were

no natural heritage features identified within the site’s boundaries. The Study found significant

natural features in the study area surrounding the site including significant wetlands (Torrance

Creek Provincially Significant Wetlands), significant woodlands (Torrance Creek Provincially

Significant Wetlands and associated woodlands), significant wildlife habitat (various species

associated with the Provincially Significant Wetlands), and indirect fish habitat (associated with

the Arboretum Woods Tributary). As well, the Study also found non-significant natural features

in the study area surrounding the site, including an unevaluated wetland east of Victoria Road,

other woodlands, habitat for various locally significant wildlife species, and locally significant

wildlife movement corridors associated with the Torrance Creek crossing of Victoria Road and

MacAlister Boulevard.

The Study notes that no development is proposed in any significant wetlands or woodlands but

development is adjacent to such features. The Study concludes that the proposed 10 metre

buffer to the significant woodland feature and the 30 metre buffer to the provincially significant

wetland are consistent with Official Plan policies and are adequate given edge conditions of

the feature, limited proposed vegetation removal, and proposed mitigation measures.

The Study notes that potential impacts on the adjacent natural features are associated with

construction, traffic, additional inputs (such as sedimentation, water flow, or invasive species),

vegetation removal, and public trails. The proposed mitigation measures identified above

include such measures as the demarcation of construction limits, sedimentation and erosion

control measures, restrictions on tree clearing timing, use of native plantings on-site, tree

compensations, stormwater management best practices, and bird-friendly building designs.

The Study concludes that with the implementation of the recommended mitigation and

protective measures that “impacts are expected to be temporary and short-term in duration

during construction” and that “[n]o significant adverse residual impacts on designated natural

areas, vegetation, or wildlife and their habitat are anticipated post-construction”.

Specifically related to the proposed public trail, the Study notes:

The City’s Parks Department and accessibility standards prescribes specific trail width

requirements (a 6.5 m wide corridor). In the absence of this policy, Stantec would

recommend a smaller trail width to reduce impacts to vegetation, consistent with the

original EIR (2008) of 4 m. Regardless, the impacts of trails described in Section 7.2.3

can be lessened with the implementation of construction best management practices
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and considerations during detailed design. The best mitigation measure is to align the

trail to avoid fragmenting the small meadow, which has been relatively undisturbed for

the last 10 years (consistent with the original 2008 EIR). The provisioning of an off-road

trail approximately 50 m from an existing sidewalk seems redundant.”

5.2 Traffic Impact Study

Paradigm Transportation Solutions Limited prepared the Traffic Impact Study dated June 2018

as part of the complete application submission for the Zoning By-law Amendment. The Study:

o Forecasts that the proposed development would generate “approximately 165 trips

during the weekday AM peak hour and 204 trips during the weekday PM peak hour”.

o Finds that the inclusion of the traffic generated by the site “does not significantly impact

the operations of the study area intersections during the AM and PM peak hours”.

o Concludes that the study area’s intersections under the 2035 Total Traffic operations,

which includes the proposed development and background traffic, are forecasted to

operate at acceptable levels.

o Recommends optimized signal timings at the study area’s intersections as necessary

as well as the incorporation of TDM measures, including cross-walk markings of site

driveways and provided bicycle parking spaces for residents and visitors.

5.3 Functional Servicing Study

Valdor Water Resources prepared the Functional Servicing Report (dated May 2018) as part

of the complete application submission for the Zoning By-law Amendment. The Functional

Servicing Report concludes that the proposed 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)”. The proposed servicing

plan includes the following:

o Water: the proposed apartment buildings adjacent to MacAlister Boulevard will each

be served by individual connections to the existing 300mm diameter MacAlister

Boulevard watermain, while the balance of the site will be serviced by a connection to

the existing 400mm diameter Victoria Road South watermain with an internal

watermain following the alignment of the private roads.

o Wastewater: the proposed apartment buildings adjacent to MacAlister Boulevard will

each be serviced by the existing individual sanitary service connections to the existing

375mm diameter MacAlister Boulevard sewer, while the balance of the site will be

serviced by a connection to the existing 200mm diameter Victoria Road South sewer.

with an internal sewer system following the alignment of the private roads.

o Storm Drainage: the site will be serviced by minor system comprised of a storm sewer

sized for the 5-year storm event which will outlet to the proposed stormwater
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management (SWM) pond to be constructed at the north limit of the site, and a major

system comprised of an overland flow route which will convey runoff from events in

excess of the capacity of the site storm sewer to the proposed SWM pond.

o Stormwater Management: a wet pond on the northern end of the site consisting of a

sediment forebay and a main cell separated by a forebay berm will provide Enhanced

(Level 1) water quality treatment, extended detention for erosion control, and flood

control up to and including the 100-year storm event.

o Site Water Balance: no mitigation measures were required for the site based on the

site water balance assessment for the entire Kortright East Subdivision.

o Grading: the site’s topography is identified as relatively flat and presenting no

significant difficulties for achieving the City of Guelph grading design criteria.

5.4 Urban Design Brief

GSP Group prepared an Urban Design Brief dated August 2018 as part of the complete

application submission for the Zoning By-law Amendment. The Urban Design Brief makes the

following conclusions:

1. There are limited design constraints or challenges associated with the site related to

topography or 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 is configured to provide a strong built form edge along the site’s

significant public realm exposure, including the streets and natural area system, through a

combination of building positioning, orientation of building front faces, screened parking,

intended architectural treatment.

4. The proposed development appropriately incorporates the policy direction of the Guelph

Official Plan as it concerns urban design and sustainable development.

5. The proposed development at this time appropriately responds to the site layout standards

of the City’s “Built Form Standards for Mid-Rise Buildings and Townhouses”, particularly

concerning building massing, parking accommodation, and site access and circulation.

6. The proposed built form and architecture appropriately responds to the architectural

standards of the City’s “Built Form Standards for Mid-Rise Buildings and Townhouses”, to

the extent known at this time, recognizing further details and review be part of the Site Plan

stage.
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6. Proposed Zoning By-law Amendment

The proposed Zoning By-law Amendment would rezone the site from the existing “Agricultural

(A) Zone” (see Figure 12) in the Puslinch Zoning By-law to three zones with site-specific

provisions (see Figure 13). A draft by-law for the proposed Zoning By-law Amendment is

contained in Appendix A of this Planning Justification Report. The Amendment would:

1. Rezone Area 1 to a Conservation Land (P.1) Zone to accommodate the intended stormwater

management pond to service the development.

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) Minimum Common Amenity Space

Standard Requirement: 10 m2 per dwelling unit, aggregated into areas of not less than

50 m2 with a length not exceeding 4 times the width.

Proposed Site-Specific Provision: 8m2 per dwelling unit, with a length not exceeding 6

times the width provided that a minimum width of 12 metres and a contiguous area of

800 square metres is maintained.

Reasoning for Request: the proposed provision allows for a reduced amount of common

amenity space, recognizing the contribution of the abutting public trail for the recreational

needs of residents. The modified regulations concerning dimensions of such spaces

allows for a longer configuration with a suitable width and area to still functionally

accommodate different programming needs within such a space.

(b) 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 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.

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

Standard Requirement: 15 metres.

Proposed Site-Specific Provision: 3 metres.
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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.

(d) 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.

(e) Maximum Dwellings in a Row

Standard Requirement: 12, or 8 where adjacent to a public street.

Proposed Site-Specific Provision: 40 metres maximum length.

Reasoning for Request: the proposed provision seeks to regulate building length with a

more precise reference to an actual building length in metres rather than by reference to

a specific number of units. The proposed building lengths are shown at most as 10 units

long (up to 37.5 metres), which recognizes the narrower width of the proposed stacked

townhouses units as compared to a “standard” length for a block of 8 cluster townhouses

(in the order of 48 metres).

(f) 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.
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(g) Natural Area Buffer

Standard Requirement: none within R3.A Zone requirements.

Proposed Site-Specific Provision: development shall not be permitted within 10 metres

from the dripline of Significant Woodlands or 30 metres from the boundary of Significant

Wetlands, as defined by the Official Plan, except for passive recreational activities and

conservation, restoration or management purposes.

Reasoning for Request: the proposed provision reflects the recommended buffers in

Stantec’s Environmental Impact Study for protection of abutting natural features.

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 Stacked Townhouse per the

above R.3A.#A# site-specific regulations.

Reasoning for Request: the proposed provision allows for the integration of stacked

townhouses across the lot lines into the R.4B Zone to accommodate an efficient and

coordinated development layout for the overall site.

(b) Minimum Common Amenity Space

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, aggregated into areas of not less than 50 m2 with a length not exceeding 4

times the width.

Proposed Site-Specific Provision: For Apartments, 30 m2 per dwelling unit for each unit

up to 20 plus 15 m2 for each additional dwelling unit, aggregated into areas of not less

than 50 m2 and with length not exceeding 5 times the width. For Stacked Townhouses,

8m2 per dwelling unit, aggregated into areas of not less than 50 m2 and with a length not

exceeding 5 times the width.

Reasoning for Request: the proposed provision allows for a reduced amount of common

amenity space per each unit, recognizing the contribution of the abutting public trail and

space for recreational needs of residents. The modified regulations concerning
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dimensions of such spaces allows for some flexibility for different types of amenity

spaces as part of a series of spaces.

(c) 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.

(d) Angular Plane

Standard Requirement: 45 degree angular plane to street centerline.

Proposed Site-Specific Provision: 54 degree angular plane to Victoria Road South and

59 degree angular plane to MacAlister Boulevard.

Reasoning for Request: the proposed provision allows for flexibility in the ultimate

design of the apartment buildings. The preliminary site plan options show a generic

massing and form for the apartment buildings, which will be refined through the Site Plan

stage. The proposed increased angular plane captures generally the worst case shown

in the site plan options, recognizing building massing and upper storey step-backs and

terraces would need to be addressed at the Site Plan stage.

(e) 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: the proposed provision establishes a blended requirement over

the entire site for all low and mid/high rise buildings for clarity purposes and ease of

application.

(f) Natural Area Buffer

Standard Requirement: none within R4.B Zone requirements.

Proposed Site-Specific Provision: development shall not be permitted within 10 metres

from the dripline of Significant Woodlands or 30 metres from the boundary of Significant

Wetlands, as defined by the Official Plan, except for passive recreational activities and

conservation, restoration or management purposes.



Planning Justification Report | Bluewater-Gamma | MacAlister at Victoria 36

GSP Group | October 2018

Reasoning for Request: the proposed provision reflects the recommended buffers in

Stantec’s Environmental Impact Study for protection of abutting natural features.

4. Add an overlying “#C#” site-specific provision over Areas 1, 2 and 3 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

abutting 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.

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.
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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.

(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 in Sections 7.2

through 7.4 of this Planning Justification Report 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 below outlines the consistency of the Zoning By-law Amendment with the 2014

PPS.

7.2.1 Land Use Patterns

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 PPS concerning efficient land use and development patterns and compact form. The

site is already designated for higher density residential uses in the Guelph Official Plan, which

is to be implemented through zoning. The site is adjacent to the built-up area of the Kortright

East neighbourhood and the proposed higher intensity residential use of the site promotes the

efficient use of existing municipal servicing infrastructure, roads, schools, parks, and existing

transit along Victoria Road South. The proposed zoning accommodates a range of medium

and high density residential uses on the site, including more intense stacked townhouse and

apartment forms. The existing and planned system of on-road sidewalks and walkways and

off-road trails will support active transportation from the site through the neighbourhood. The

proposed zoning incorporates appropriate development standards that somewhat modify the

base development zones to accommodate a compact, intense form of residential development

and provide flexibility in how the site develops.

7.2.2 Housing Mix and Densities

The proposed zoning is consistent with Section 1.4.3 of the PPS in that it contributes to

providing an appropriate range and mix of housing types and densities within Guelph. The

proposed zoning implements the direction of the Medium Density Residential and High Density

Residential designations of the Guelph Official Plan in that it provides for range of stacked

townhouse and apartment uses in an intense and compact form providing further housing

choice in the market. The site is appropriately served by existing servicing, roads, school and

parks within the Kortright East neighbourhood. The site and proposed higher intensity

residential use is well-positioned to support the use of public transit along Victoria Road South

(existing Route 5 Goodwin that runs with 20-30 minutes headways in peak hours) at the
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eastern entrance to the neighbourhood. The proposed zoning incorporates appropriate

development standards that will accommodate a compact, intense form of residential

development with strong, active edge to the abutting public streets.

7.2.3 Recreation and Open Spaces

The proposed development concepts are consistent with Section 1.5.1 of the PPS in that they

contribute to healthy active communities through site design. The proposed site design

provides for a connected series of internal amenity spaces and walkways for residents to move

through the site and a built form pattern that reinforces the public street edges and public

sidewalks. The site layout accommodates the opportunity for a public trail around the site’s

edges for movement in a more natural setting between MacAlister Boulevard and Victoria

Road South

7.2.4 Stormwater

The proposed stormwater management design for the site, per the Functional Servicing Report

prepared by Valdor Water Resources, is consistent with Section 1.6.6.7 of the PPS concerning

stormwater management planning. Designed as part of the broader stormwater management

system for the Kortright East neighbourhood, the proposed wet pond provides water quantity

and quality treatment, thermal mitigation measures and plantings, and opportunities for the

incorporation of Low Impact Development practices at the time of detailed design. The water

balance to the abutting wetlands can be maintained without the need for additional infiltration

measures on the site.

7.2.5 Transportation

The proposed zoning and development form is consistent with Sections 1.6.7.2 and 1.6.7.4 of

the PPS concerning land use patterns and transportation systems. The proposed

development would connect to Victoria Road South as a principal Arterial Road corridor in

Guelph and MacAlister Boulevard the eastern entrance to the Kortright East neighbourhood.

The location and intensity of the proposed residential uses supports public transit along

Victoria Road South (existing Route 5 Goodwin that runs with 20-30 minutes headways in

peak hours) as well as community-serving commercial uses planned for the south side of

MacAlister Boulevard by walking.

7.2.6 Sustainability

The proposed development form and site design is consistent with Section 1.8.1 of the PPS

concerning matters of environmental sustainability through land use and development

patterns. The implementing zoning provides for a compact form of medium and high density

residential uses along a higher order road corridor in Guelph. The site’s location and proposed

intensity and form of development promotes the use of existing public transit along Victoria
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Road South and active transportation facilities existing or planned with the Kortright East

neighbourhood. Development of this existing non-vegetated site will incorporate planted areas

on the site’s edges and internal areas that contribute vegetation within the settlement area and

complement the surrounding natural areas. The proposed building orientation on the site does

provides a degree of south-facing exposures for passive solar gain. Matters of energy

efficiency and conservation matters will be addressed at the time of detailed design.

7.2.7 Natural Heritage

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 PPS, noting:

“The significant features outlined above are all associated with the Torrance Creek

PSW, located adjacent to the Subject Property and outside of the primary construction

footprint. This is consistent with the PPS, which does not allow development within

significant wetlands or fish habitat.

Significant impacts of the proposed Bluewater development are not anticipated with the

implementation of the avoidance and mitigation recommendations described in Section

7.3. Development adjacent to significant features is permitted in the PPS provided that

negative impacts are not anticipated, which is true for the proposed Bluewater

development.”

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. This section outlines the conformity of the

Zoning By-law Amendment with the 2017 Growth Plan.

7.3.1 Managing Growth

The proposed development conforms to the direction of Section 2.2.1.2c) of the Growth Plan

that directs growth be focused in locations with existing transit and areas with existing or

planned public service facilities. Further, the proposed zoning would facilitate a development

that contributes to the achievement of a more complete community per Sections 2.2.1.4 and

2.2.2.1. It would diversify 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 development form is a

compact, intense form of development that supports transit use along Victoria Road South and

contributes to a mixed-use focus at the entrance on MacAlister Boulevard with the planned

commercial development on the south side. The site layout edges the abutting public streets

and natural areas with buildings providing for an attractive and vibrant public realm around the

site through building design and architecture. The site is organized to provide convenient
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access to abutting public sidewalks and accommodates a new public trail along it’s western

boundary as part of the natural area buffers.

7.3.2 Designated Greenfield Areas

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 PPS regarding support for a complete community, active

transportation, and public transit use. The proposed development provides a density in the

order of 160 residents per hectare under the proposed lower density Option A. This is

calculated as 421 people in stacked townhouses (156 stacked townhouses units with at 2.7

people per unit) and 380 people in apartments (211 apartment units at 1.8 people per unit)

measured across the entire 4.9-hectare site. This 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 appropriately implements the policy direction of the

Guelph Official Plan. This section outlines the conformity of the Zoning By-law Amendment

with the relevant policy direction of the Guelph Official Plan as it affects the site.

7.4.1 Greenfield Policies

The proposed zoning and development form satisfies the Greenfield Area policies in Section

2.4.10 of the Guelph Official Plan. Specifically, the proposed development:

a) Significantly exceeds the greenfield density target of 50 residents and jobs per hectare

as outlined in the Growth Plan policies above;

b) Can support and incorporate energy conservation and water conservation measures

as part of the detailed design stage;

c) Provides a residential intensity that supports active transportation and transit and

incorporates an internal walkway system on the site that connects to abutting public

sidewalks and the potential new trail;

d) Provides different stacked townhouse and apartment unit types and sizes that

contribute to housing stock diversity within the Kortright East neighbourhood and

Fusion’s Solterra development, and that complement the commercial uses planned on

the south side of MacAlister Boulevard; and,

e) Contributes to the creation of quality public spaces along the public streets and natural

area system through building placement, amenity space location, and architecture.
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7.4.2 Land Use Designations

The proposed zoning appropriately implements the direction of the applicable land use

designation policies in the Guelph Official Plan as they affect the three areas of the site.

The proposed R.4B Zone (Area 3) corresponds to the area designated High Density

Residential on the site. The potential mix of apartments and stacked townhouses is

contemplated by the High Density Residential by Policy 9.3.5.1, recognizing the policy’s

preference for apartments. The 10 storey height in the proposed zoning is consistent with the

upper limit of Policy 9.3.5.2. 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. The proposed zoning

establishes a minimum density regulation for the R.4B Zone on the site to reflect the addition

of stacked townhouses as a permitted use and the need to ensure a minimum density is in

keeping with Official Plan policy.

The proposed R.3A Zone (Area 2) corresponds to the area designated Medium Density

Residential designation on the site. Stacked townhouses area are consistent with the intent

for medium density multiple residential building forms by Policy 9.3.4.1. The requested four

storey building height in the proposed zoning is consistent with the height range of two to six

storeys directed by Policy 9.3.4.2. The maximum density of 60 units for stacked townhouses

and 37.5 unit per hectare for cluster townhouses are both in keeping with the range of 35 to

100 units allowed by Policy 9.3.4.3.

The proposed P.1 Zone (Area 1) corresponds to the area designated Significant Natural Areas

& Natural Areas on the site. The “Significant Natural Areas & Natural Areas” applies to the

northernmost tip of the Bluewater portion, part of which contains the 30 metre buffer to the

abutting provincially significant wetland. The Environmental Impact Study for the proposed

application demonstrates that the stormwater management pond proposed in this portion of

the site can be accommodated without impacts to the natural features provided mitigation

measures are implemented.

7.4.3 Multiple Residential Development Criteria

The proposed development concepts satisfy the multiple unit residential building criteria in

Section 9.3.1.1 of the Guelph Official Plan, as follows:

1. Building form, scale, height, setbacks, massing, appearance and siting are compatible

in design, character and orientation with buildings in the immediate vicinity.

The site is separated from the low-rise residential neighbourhood to the west by the

natural area system, so there are no immediate adjacencies for compatibility purposes.

The proposed buildings are massed and oriented to reinforce the abutting public realm

of public streets and natural areas with a front-facing image for a pedestrian-oriented
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form of development. The proposed zoning is not seeking reductions to the standard

zoning regulations concerning building setbacks. The preliminary building architecture

demonstrates connections to the character of the existing neighbourhood with brick

and masonry materials as the principal cladding material and articulated building

elevations that provide an attractive visual image.

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

neighbourhood shopping facilities, schools, trails, parks, recreation facilities and public

transit.

The site is within the attendance areas of two existing elementary schools, the Ecole

Arbour Vista Public School located close to the site on McCann Street and the Rickson

Ridge Public School located west of Gordon Street. The site is within a 400 metre

walk of a public park (Jubilee Park), future commercial uses on the south side of

MacAlister Boulevard, public transit along Victoria Road South connecting to broader

city shopping and employment areas (Route 5 Goodwin with 20-30 minute headways

during peak hours), and connections to the broader neighbourhood’s existing and

planned trail network.

4. Vehicular traffic generated from the proposed development will not have an

unacceptable impact on the planned function of the adjacent roads and intersections.

The Transportation Impact Study concludes that the inclusion of the traffic generated

by the site “does not significantly impact the operations of the study area intersections

during the AM and PM peak hours” and that the study area’s intersections under the

2035 Total Traffic operations, which the including the proposed development and

background traffic, are forecasted to operate at acceptable levels.

5. Vehicular access, parking and circulation can be adequately provided and impacts

mitigated.

Two site accesses provide adequate access and circulation for the development and

while minimizing interruption of the public sidewalks. The location of the site’s Victoria

Road South access maximizes the spacing to the MacAlister Boulevard intersection

and the site’s MacAlister Boulevard access is aligned with the proposed access to the

commercial site on the south side of the street. The looped driveway system provides

adequate movements through the site between Victoria Road South and MacAlister

Boulevard for residents, visitors and emergency services. The provided parking

satisfies the parking requirements of the R.3A and R.4B Zones without the need for

parking reductions and parking is internalized and distributed on the site to minimize

views from the abutting public streets.
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6. That adequate municipal infrastructure, services and amenity areas for residents can

be provided.

The Functional Servicing Report demonstrates that the proposed development can be

adequality serviced for sanitary, water supply, and stormwater management purposes.

The proposed development provides a sufficient amount of on-site amenity areas for

residents, including common at-grade spaces, common indoor spaces within the

apartment buildings, and private at-grade and balcony or terrace space for the stacked

townhouses.

7. Surface parking and driveways shall be minimized.

The proposed development strives to minimizes the amount of surface parking as part

of the overall site. The stacked townhouses are proposed as units with individual

driveways leading to individual integrated garages, rather than large common surface

parking areas. The apartment buildings are shown with a significant proportion of

provided parking as underground parking, generally 45 to 60% depending on the

preliminary site plan option.

8. Development shall extend, establish or reinforce a publicly accessible street grid

network to ensure appropriate connectivity for pedestrians, cyclist and vehicular traffic,

where applicable.

The proposed development’s circulation system provides a connected pattern for

people driving, walking and cycling to and from the site. An extension of a public street

through the site is not warranted given the stand-alone nature of the site.

9. Impacts on adjacent properties are minimized in relation to grading, drainage, location

of service areas and microclimatic conditions, such as wind and shadowing.

The Functional Servicing Report determines that the site can be graded, drained, and

serviced without creating any impacts on surrounding properties. Wind impacts on the

surrounding residential properties would be minimal given the separation created by

the natural areas to the west and MacAlister Road to the south. Shadow impacts have

been determined by the Urban Design Brief to be minimal throughout all seasons and

largely contained on the site.

10. The development addresses public safety, identified public views and accessibility to

open space, parks, trails and the Natural Heritage System, where applicable.

The proposed development contemplates the planned public trail running along the

site’s western and northern boundaries that provides visual access and accessibility

from the edge the natural system. The design incorporates attractive “front-facing”
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building elevations facing the natural heritage system and adjacent common amenity

areas to provide positive interface with this public trail and natural areas.

7.4.4 Natural Heritage Policies

The proposed development and zoning satisfies the policies of the Section 4.1 of the Guelph

Official Plan. The Environmental Impact Study concluded that the proposed development

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 provided setbacks

of at least 30 metres to the surrounding Provincially Significant Wetland and 10 metres to the

Significant Woodland is consistent with the Official Plan minimums and is demonstrated to be

adequate by the Environmental Impact Study.

7.4.5 Urban Design Policies

The Urban Design Brief prepared by GSP Group concluded that the proposed development

and its design appropriately incorporates the policy direction of Section 8 of the Guelph Official

Plan as it concerns urban design and sustainable development.

7.4.6 Transportation Policies

The proposed single access onto Victoria Road South is consistent with the Arterial Road

policies in Section 5.7.2 that intend for limited access from individual properties. The proposed

site access maintains access to the higher order road while maximizing distance to the

MacAlister Boulevard intersection to minimize interference.

The proposed development does not preclude the construction of a public trail per Schedule 6

of the Guelph Official Plan, which is shown where the site interfaces with the natural heritage

system. A preferred alignment will be determined through detailed design and further to input

from the 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 4.9-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 a site-specific regulation concerning built form 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 development concept options prepared for the site, which demonstrate a full

build-out between 367 and 400 residential units consisting of stacked townhouses and

apartments.

The proposed Zoning By-law Amendment that would allow the proposed development is

justified given:

1. It is consistent with the 2014 Provincial Policy Statement,

2. It conforms to and does not conflict with the 2017 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.
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Draft Zoning By-law



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 Sections 5.3.2.4.1(b) and 5.3.2.4.2 of this By-law, a

minimum of 8m2 of Common Amenity Area per Stacked Townhouse Dwelling

shall be provided. Such areas shall be designed and located so that the

length does not exceed 6 times the width, provided that a minimum width of

12 metres and a contiguous area of 800 square metres is maintained.

(b) Notwithstanding Row 9 of Table 5.3.2 of this By-law, the Maximum Building

Height for Stacked Townhouse units shall be 4 storeys.

(c) 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.

(d) Notwithstanding Sections 5.3.2.3.4 and 5.3.2.3.5, 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; and there are no minimum distance requirements for above-grade

Private Amenity Areas allowed per (f) below.



(e) Notwithstanding Row 18 of Table 5.3.2 of this By-law, there shall be no

maximum on the number of dwelling units in a row, however, buildings shall

not exceed 40.0 metres in length.

(f) 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. 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. Where provided at grade, Private Amenity Areas

shall not form part of a required Front or Exterior Side Yard and not face onto

a public Street and shall be a minimum distance of 3.0 metres from a side or

rear Lot Line. No further requirements regarding minimum sizing or location

shall apply.

(g) Development shall not be permitted within 10 metres from the dripline of

Significant Woodlands or 30 metres from the boundary of Significant

Wetlands, as defined by the Official Plan, except for passive recreational

activities and conservation, restoration or management purposes.

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

(a) Notwithstanding Section 5.4.1.1 of this By-law, Stacked Townhouse units are

additionally permitted subject to the regulations of the R3.A-#A# Zone.

(b) Notwithstanding Section 4.16.2 of this By-law, an angular plane of 54

degrees will apply to the centerline of Victoria Road South and 59 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 30 m2 per dwelling unit for each unit up to 20

and 15 m2 per each additional dwelling unit. Common Amenity Areas may be

provided and aggregated into individual areas of less than 50 m2, provided

the overall average of Common Amenity Areas on the land zoned R.4B-#B#

is greater than 50m2. All other provisions of 5.4.2.4 continue to apply.

(f) Development shall not be permitted within 10 metres from the dripline of

Significant Woodlands or 30 metres from the boundary of Significant

Wetlands, as defined by the Official Plan, except for passive recreational

activities and conservation, restoration or management purposes.



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. his 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 _________, 2018

__________________________

MAYOR

__________________________

CLERK




