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Staff 

Report 

To   City Council 
 
Service Area  Infrastructure, Development and Enterprise Services 

 
Date   Monday, April 9, 2018 
 

Subject  Statutory Public Meeting 

671 Victoria Road North 
Proposed Zoning By-law Amendment 

   File: ZC1606 
   Ward 2 
 
Report Number  IDE-2018-44 

 

Recommendation 

1. That Report IDE 2018-44 regarding a proposed Zoning By-law amendment 

application (File: ZC1606) by Astrid J. Clos Planning Consultants on behalf of 
1830334 Ontario Inc. to permit a townhouse residential development on a 

portion of the property municipally known as 671 Victoria Road North and legally 
described as Part of Lot 1, Concession 7, Division C, City of Guelph, from 
Infrastructure, Development and Enterprise dated April 9, 2018, be received. 

Executive Summary 
Purpose of Report 
To provide planning information on a revised application requesting approval of a 

Zoning By-law amendment to permit the development of a 31 unit cluster 
townhouse development together with a small commercial block. This report has 
been prepared in conjunction with the statutory Public Meeting for this application.   

 
Key Findings 
Key findings will be reported in the future Infrastructure, Development and 
Enterprise recommendation report to Council. 

 

Financial Implications 
Financial implications will be reported in the future Infrastructure, Development and 
Enterprise recommendation report to Council. 
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Report 

BACKGROUND 

On March 1, 2016, an application to amend the Zoning By-law was received for the 
property municipally known as 671 Victoria Road North from Astrid J. Clos Planning 

Consultants on behalf of 1830334 Ontario Inc. The application requested an 
amendment to the current NC-9 (Specialized Neighbourhood Shopping Centre) 
Zone to a new specialized NC (Neighbourhood Shopping Centre) Zone with revised 

regulations to permit the development of two six-storey apartment buildings 
containing a total of 124 apartment units with ground floor commercial space and a 

separate one storey commercial building.  
 

This application was deemed complete on March 29, 2016 and went to a statutory 
Public Meeting on May 9, 2016. At the Public Meeting, concerns were raised by area 
residents about the proposed height and density, building setbacks, traffic impacts 

and other compatibility issues given the surrounding medium and low density 
residential areas.  

 
The applicant revised their plans and presented a new concept plan to the 
neighbourhood residents at an informal public meeting on February 23, 2017. This 

concept plan removed the six storey, mixed use apartment buildings and replaced 
them with 64 stacked townhouse units, together with a small commercial plaza 

building (884 square metres) next to the intersection of Victoria Road North and 
Wideman Boulevard. The neighbourhood was more receptive to this plan, but still 
concerned about height because the stacked townhouses were 4 storeys high, 

backing onto standard two storey townhouses that are at a lower elevation on 
Mussen Street.  

 
The applicant revised their plans a third time and on January 4, 2018 submitted a 
revised application to permit 31 cluster townhouse units on the northerly portion of 

the of the site together with a commercial plaza on the northeast corner of the 
intersection of Victoria Road North and Wideman Boulevard.  

 
Location 
The subject property is approximately 1.248 hectares in size and located in the 

northeast corner of the intersection of Victoria Road North and Wideman Boulevard 
(see ATT-1 and ATT-2) and is currently vacant.  

 
Surrounding land uses include: 

 On-street townhouses that front onto Mussen Street, to the north and east; 

 Single detached dwellings across Wideman Boulevard to the south; and 

 Vacant land zoned for townhouse and apartment uses across Victoria Road 

North to the west.    
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Official Plan Land Use Designations and Policies 
The Official Plan land use designation for the site is ‘Neighbourhood Commercial 

Centre’ and ‘General Residential’ in the September 2014 Consolidation of the 2001 
Official Plan, because the application was received when this plan was in effect (See 

ATT-3) 
 
Lands designated ‘General Residential’ are meant to accommodate all forms of 

residential development, though the general character of development is meant to 
be low-rise forms of housing. Multiple unit residential buildings are permitted 

subject to meeting the specific criteria outlined in policy 7.2.7. The ‘General 
Residential’ designation policies are included in ATT-3.  
 

The ‘Neighbourhood Commercial Centre’ lands are intended to serve the shopping 
needs of the surrounding neighbourhoods. This designation has conceptually been 

shown at the intersection of Victoria Road North and Wideman Boulevard; it should 
be noted that land use designation boundaries are generally considered to be 
approximate and may be refined through detailed planning applications. In this 

area, the land uses have been further refined through subsequent zoning and 
subdivision approvals processes, and this entire site was identified and zoned for 

potential neighbourhood commercial uses while the other corners of the intersection 
were zoned and used for residential purposes.   

 
The ‘Neighbourhood Commercial Centre’ designation also permits medium density 
residential development together with the commercial function where compatible. 

The policies of the “Neighbourhood Commercial Centre” land use designation are 
also included in ATT-3.  

 
Official Plan Amendment 48 Designations and Policies 
Official Plan Amendment 48 is the City’s new Official Plan and currently in effect. It 

was under appeal to the Ontario Municipal Board (OMB) at the time of the original 
application. In OPA 48, the site is designated ‘Neighbourhood Commercial Centre’, 

as shown in ATT-4, and contains similar policies intending to establish local 
convenience and neighbourhood commercial uses in a manner that is compatible 
and connected with the surrounding neighbourhood. Staff will have regard for these 

policies during the review of the application.  
 

Existing Zoning 
The subject property is zoned NC-9 (Specialized Neighbourhood Shopping Centre) 
Zone, as illustrated in ATT-5. This specialized zone permits dwelling units with 

permitted commercial uses in the same building, but limits building height to 2 
storeys and does not include a pharmacy as a permitted use. Details of the current 

zoning are included in ATT-5. 
 

REPORT 
Description of Proposed Zoning By-law Amendment 
The applicant proposes to rezone the northern portion of the site (approximately 70 

percent of the site) to a specialized R.3A-?? (Residential Cluster Townhouse Zone), 
to permit the development of 31 cluster townhouse units (See ATT-6). A specialized 



Page 4 of 21 

regulation is being requested to permit the development to have a minimum front 
yard setback of 4.5 metres along Victoria Road North, where 6 metres is the 

standard requirement. The remaining portion of the site, closest to Wideman 
Boulevard, is proposed to remain in the NC-9 (Specialized Neighbourhood Shopping 

Centre) Zone to permit the development of the proposed commercial plaza.  
 

Proposed Development 

The applicant has proposed a 31 unit cluster townhouse development, together with 

a small commercial block. Two storey high townhouses  are proposed along the 
easterly side of the site adjacent to the existing townhouses on Mussen Street. 
Three storey high townhouses are proposed on the westerly and interior part of the 

site. Access to the site is from Victoria Road North with secondary access proposed 
through the commercial block to Wideman Boulevard. A second access on Victoria 

Road North just north of Wideman Boulevard is also proposed for the commercial 
block.   

 
The applicant’s original conceptual development plan, which included two six-storey 
mixed use buildings, is shown for comparison in ATT-7 and the revised current 

proposed concept plan and townhouse elevations are shown in ATT-8. 
 

Supporting Documents 

The following reports and material have been submitted in support of this revised 

application: 
 Planning Justification Report, prepared by Astrid J. Clos Planning Consultants, 

dated January 4, 2018; 
 Functional Servicing Report,  prepared by GM BluePlan, dated August 30, 

2017; 

 Site Grading Plan and Site Servicing Plan, prepared by GM BluePlan, dated 
August 30, 2017; 

 Traffic Impact Study Update, prepared by Paradigm Transportation Solutions 
Ltd, dated August, 2017;  

 Site Concept Plan, prepared by Astrid J. Clos Planning Consultants, dated July 

26, 2017; 
 Proposed Building Elevations, prepared by Ahmad Lmohamad, dated 

November 23, 2017; and 
 Community Energy Initiative Commitment Letter, prepared by Astrid J. Clos 

Planning Consultants, dated February 26, 2016.  

 
Staff Review 
The review of this application will address the following issues:  

• Evaluation of the proposal against the 2014 Provincial Policy Statement and 
Places to Grow: Growth Plan for the Greater Golden Horseshoe; 

• Evaluation of the proposal’s conformity with the Official Plan; 

• Review of the proposed zoning and need for specialized regulations; 
• Review of the proposed site and building design; 

• Review of traffic, parking and servicing; and 
• Address all comments and issues raised during the review of the application. 
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Once the application is reviewed and all issues are addressed, a report from 
Infrastructure, Development and Enterprise with a recommendation will be 

considered at a future meeting of Council. 

Financial Implications 

Financial implications will be reported in the future staff recommendation report to 
Council. 

Consultations 

The Notice of Public Meeting was mailed on March 8, 2018 to local boards and 
agencies, City service areas and property owners within 120 metres of the subject 

lands and was also advertised in the Guelph Tribune on March 8, 2018. Notice of 
the application has also been provided by signage on the property. 

Corporate Administrative Plan 

This report supports the following goals and work plans of the Corporate 
Administrative Plan (2016-2018): 

 
Overarching Goals 

Service Excellence 
 
Service Area Operational Work Plans 

Our People- Building a great community together 

Attachments 

ATT-1  Location Map 
ATT-2  Orthophoto 

ATT-3  2001 Official Plan Land Use Designations and Policies 
ATT-4  Official Plan Amendment #48 Land Use Designations and Policies 
ATT-5  Existing Zoning  

ATT-6  Proposed Zoning  
ATT-7  Original Conceptual Development Plan (2016) 

ATT-8  Revised Conceptual Development Plan and Building Elevations 

 

Departmental Approval 

Not applicable. 
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Report Author    Approved By 
Katie Nasswetter    Chris DeVriendt 
Senior Development Planner  Manager of Development Planning 
 

 
  

 
 
 

_____________________ _____________________ for 

Approved By Recommended By 
Todd Salter Scott Stewart, C.E.T. 

General Manager Deputy CAO 
Planning, Urban Design, and Infrastructure, Development and Enterprise 
Building Services 519-822-1260, ext. 3445 

519-837-5615, ext. 2395 scott.stewart@guelph.ca 
todd.salter@guelph.ca 

 
 

mailto:todd.salter@guelph.ca
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ATT-1 
Location Map and 120m Circulation
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ATT-2 

Orthophoto 
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ATT-3 

2001 Official Plan Land Use Designations and Policies 
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ATT-3 (continued) 

Existing Official Plan Land Use Designations and Policies 
  

 
'General Residential' Land Use Designation  

 
7.2.31 The predominant use of land in areas designated, as 'General Residential' on 

Schedule 1 shall be residential.  All forms of residential development shall be 
permitted in conformity with the policies of this designation.  The general 
character of development will be low-rise housing forms.  Multiple unit residential 
buildings will be permitted without amendment to this Plan, subject to the 
satisfaction of specific development criteria as noted by the provisions of policy 
7.2.7.  Residential care facilities, lodging houses, coach houses and garden 
suites will be permitted, subject to the development criteria as outlined in the 
earlier text of this subsection. 

 
7.2.32 Within the 'General Residential' designation, the net density of development shall 

not exceed 100 units per hectare (40 units/acre).  
 

1. In spite of the density provisions of policy 7.2.32 the net density of development 

on lands known municipally as 40 Northumberland Street, shall not exceed 152.5 

units per hectare (62 units per acre). 

 
7.2.33 The physical character of existing established low density residential 

neighbourhoods will be respected wherever possible. 
 
7.2.34 Residential lot infill, comprising the creation of new low density residential lots 

within the older established areas of the City will be encouraged, provided that 
the proposed development is compatible with the surrounding residential 
environment.  To assess compatibility, the City will give consideration to the 
existing predominant zoning of the particular area as well as the general design 
parametres outlined in subsection 3.6 of this Plan.  More specifically, residential 
lot infill shall be compatible with adjacent residential environments with respect to 
the following:  

 
a) The form and scale of existing residential development; 

 
b) Existing building design and height; 

 
c) Setbacks; 

 
d) Landscaping and amenity areas; 

 
e) Vehicular access, circulation and parking; and 
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f) Heritage considerations. 

 
7.2.35 Apartment or townhouse infill proposals shall be subject to the development 

criteria contained in policy 7.2.7. 

 
 
7.2.7 Multiple unit residential buildings, such as townhouses, row dwellings and 

apartments, may be permitted within designated areas permitting residential 

uses. The following development criteria will be used to evaluate a development 

proposal for multiple unit housing: 

 
a) That the building form, massing, appearance and siting are compatible in 

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

 
b) That the proposal can be adequately served by local convenience and 

neighbourhood shopping facilities, schools, parks and recreation facilities 

and public transit; 

 
c) That the vehicular traffic generated from the proposal can be 

accommodated with minimal impact on local residential streets and 

intersections and, in addition, vehicular circulation, access and parking 

facilities can be adequately provided; and 

 
d) That adequate municipal infrastructure, services and amenity areas for 

the residents can be provided. 

 
 
Neighbourhood Commercial Centre 

 
7.4.22 A ‘Neighbourhood Commercial Centre’, comprised of one or several commercial 

buildings on one or more properties within a compact "node", is intended to 

primarily serve the shopping needs of residents living and working in nearby 

neighbourhoods and employment districts. In addition, institutional and small scale 

office uses may also be permitted where these uses are compatible with the 

particular surroundings.  Medium density multiple unit residential buildings and 

apartments in accordance with Section 7.2 may also be permitted provided the 

principle commercial function is maintained. 
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7.4.23 The ‘Neighbourhood Commercial Centre’ designations on Schedule 1 recognize 

the existing centres within the City and identify the general location of new 

‘Neighbourhood Commercial Centres’. 

 
7.4.24 Proposals to designate new ‘Neighbourhood Commercial Centres’ or to expand an 

existing designation beyond the area indicated on Schedule 1 shall require an 
amendment to this Plan and the implementing Zoning By-law. 

 
7.4.25 In order to prevent the creation of "strip commercial" development comprising a 

series of 'Neighbourhood Commercial Centres' located adjacent to one another 
along a major traffic street, it is a general requirement of this Plan that designated 
nodes have a minimum distance separation from one another of 0.5 kilometres. 

 
7.4.26 Applications for the purpose of establishing or expanding a ‘Neighbourhood 

Commercial Centre’ designation will satisfy the following criteria:  
 

a) Located with direct access to an arterial or collector road, preferably at an 

arterial or collector road intersection; 

 
b) The location will contribute to the creation of a compact, well-defined node 

oriented to a major intersection and does not promote the creation of ‘strip 

commercial’ development along a major street; 

 
c) Designed in a manner that is compatible with the building design and use 

of surrounding properties; 

 
d) The location shall minimize the impact of traffic, noise, signs and lighting 

on adjacent residential areas; 

 
e) Adequate site area will be provided for parking, loading and all other 

required facilities; 

 
f) Adequate landscaping, screening and buffering will be provided to 

preserve the amenities and appearance of surrounding properties; 
 

7.4.27 This Plan intends that a ‘Neighbourhood Commercial Centre’ shall not be 
extended or enlarged to provide more than 4,650 square metres (50,000 square 
feet) of gross leasable floor area. 

 
7.4.27.1 Notwithstanding policy 7.4.27, the existing ‘Neighbourhood Commercial 

Centres’ listed below shall be permitted to provide a maximum of 10,000 
square metres (108,000 square feet) of gross leasable floor area: 

 

 Speedvale Avenue at Stevenson Street 
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 Victoria Road at Grange Avenue 

 Victoria Road at York Street 

 Kortright Road at Edinburgh Road 

 Harvard Road at Gordon Street 

 Kortright Road at Gordon Street 

 Wellington Road at Imperial Drive. 

 
7.4.28 A ‘Neighbourhood Commercial Centre’ as listed in 7.4.27.1 shall only be extended 

or enlarged to provide more than 10,000 square metres (108,000 square feet) of 

gross leasable floor area by amendment to this Plan and shall require an impact 

study. 

 
7.4.29 The maximum gross leasable floor area of an individual retail use within the node 

shall be 3,250 square metres (35,000 square feet). 
 

7.4.29.1 Notwithstanding policy 7.5.29, the existing ‘Neighbourhood Commercial 
Centre’ located at Kortright Road and Edinburgh Road shall be permitted 
to provide an individual retail use of a maximum of 5,200 square metres 
(55,000 square feet). 

 
7.4.30 The City will require the aesthetic character of site and building design to be 

consistent with the City’s urban design objectives and guidelines and shall 
incorporate measures into the approval of Zoning By-laws and site plans used to 
regulate development within the ‘Neighbourhood Commercial Centre’ designation 
to ensure such consistency. 

 
7.4.31 It is intended that where there are adjacent properties within the node that as 

new development occurs the lands will be integrated with one another in terms of 
internal access roads, entrances from public streets, access to common parking 
areas, grading, open space and storm water management systems.  
Furthermore, it is intended that individual developments within the 
Neighbourhood Commercial Centre designation will be designed to be integrated 
into the wider community by footpaths, sidewalks and bicycle systems and by the 
placement of buildings in close proximity to the street line near transit facilities. 
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ATT-4 
Official Plan Amendment #48 Land Use Designations   
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ATT-5 
Existing Zoning and Details 
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ATT-5 (continued) 

Existing Zoning Details 
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ATT-5 (continued) 
Existing Zoning Details 
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ATT-6  
Proposed Zoning  
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ATT-7 

Original Conceptual Development Plan (2016) 
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ATT-8 
Revised Conceptual Development Plan and Building Elevations 
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ATT-8 (Continued) 

Proposed Elevations 

 

 


