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Staff 
Report 

To   City Council 

 
Service Area  Infrastructure, Development and Enterprise Services 
 

Date   Monday, June 11, 2018 
 

Subject Decision Report       
1888 Gordon Street 
Proposed Official Plan Amendment and Zoning By-law 

Amendment 
(Files: OP1701 and ZC1701)  

Ward 6 
 
Report Number  IDE 2018-70 

 

Recommendation 

1. That the application by Stantec Consulting Limited on behalf of Tricar Properties 
Limited, for approval of an Official Plan Amendment to permit a 540-unit, high 
density residential development at a net density of 175 units per hectare and 

with a maximum height of 14 stories on the properties municipally known as 
1858 and 1888 Gordon Street, and legally described as Southwest Part of Lot 11, 

Concession 8; Part 1, Plan 61R-3404; Geographic Township of Puslinch, City of 
Guelph be approved, in accordance with ATT-4 of the Infrastructure, 
Development and Enterprise Report IDE-2018-70, dated June 11, 2018. 

 
2. That the application by Stantec Consulting Limited on behalf of Tricar Properties 

Limited, for approval of a Zoning By-law Amendment from the C.3-4 (Agricultural 
Commercial) Zone and A (Agricultural) Zone to R.4B-20 (Specialized High 

Density Residential) Zone to permit the development of a 540-unit, high density 
residential development on the properties municipally known as 1858 and 1888 
Gordon Street, and legally described as Southwest Part of Lot 11, Concession 8; 

Part 1, Plan 61R-3404; Geographic Township of Puslinch, City of Guelph be 
approved, in accordance with ATT-4 of the Infrastructure, Development and 

Enterprise Report IDE-2018-70, dated June 11, 2018. 
 
3. That in accordance with Section 34(17) of the Planning Act, City Council has 

determined that no further public notice is required related to the minor 
modifications to the proposed Zoning By-law Amendment affecting 1858 and 

1888 Gordon Street. 
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Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve an Official Plan and Zoning 

By-law Amendment to permit the development of a 540-unit, high density 
residential development on the site municipally known as 1888 Gordon Street.  

Key Findings 

Planning staff support the proposed Official Plan and Zoning By-law Amendment 

subject to the regulations and conditions in ATT-4. 

Financial Implications 

Estimated City Development Charges: Residential Component – With 540 units, 
estimated to range from $6,777,540 to $9,720,000; Commercial Component – With 

a proposed GFA of 1,476 m2, estimated to be $158,478. 
 

Estimated Annual Tax Levy: Residential Component – $2,347,666 (with 540 
dwelling units at an estimated average sale price of $425,000); Commercial 
Component – $35,883 

 

Report  

Background 
Applications to amend the Official Plan and Zoning By-law were received for the 

subject site, municipally known as 1858 and 1888 Gordon Street (hereinafter 1888 
Gordon Street) from Stantec Consulting Limited on behalf of on behalf of Tricar 
Properties Limited on January 17, 2017 and were deemed to be complete on 

February 9, 2017.  
 

The original development proposal requested through the Official Plan and Zoning 
By-law Amendments was to permit a high density residential development with six 
buildings. These buildings consisted of two, fourteen (14) storey apartment 

buildings, one, ten (10) storey apartment building and two, four (4) storey 
apartment buildings containing 491 residential dwelling units. The fourteen (14) 

storey apartment buildings at the northerly portion of the site were interconnected 
through a single storey amenity building. The original development proposal can be 
found in ATT-9. 

 
The statutory Public Meeting on the applications was held before Council on 

Monday, April 10, 2017. At the Public Meeting, several members of the public raised 
concerns with the initial development concept. Since this time, the applicant has 
worked with City staff as well as members of the public and has revised their 

proposal.  
 

On November 3, 2017, the applicant formally submitted a revised high density 
residential development proposal as part of their Official Plan and Zoning By-law 

Amendment applications. The revised development concept included five buildings. 
These buildings consisted of two, fourteen (14) storey apartment buildings, two, 
eight (8) storey apartment buildings, and one, two (2) storey standalone amenity 
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building with 1,476 square metres of commercial space, totalling 540 residential 
dwelling units. The revised development concept (as shown in ATT-10) was 

circulated to members of the public, City departments and agencies for comments 
on November 23, 2017 and is included in ATT-13 to this report. 

 

Location 

The subject lands are located on the east side of Gordon Street, south of Poppy 
Drive East (see Location Map on ATT-1 and Orthophoto on ATT-2). The site is 

approximately 3.2 hectares in size. Through the approval of a demolition permit in 
November 2017, a single detached dwelling and accessory structures were 
demolished to accommodate the proposed high density development. The subject 

site is not located within the Clair-Maltby Secondary Plan study area.  
 

The subject lands have frontage on both Gordon Street (108 metres) and Poppy 
Drive East (12.8 metres). When a property fronts onto more than one public street, 

the shortest of the frontages is determined to be the front yard. Therefore, the 
legal frontage for the subject lands as per the Zoning By-law is on Poppy Drive 
East. However, from a functional design perspective, the proposed development 

treats and will utilize Gordon Street as the primary frontage.  
 

Surrounding land uses include: 

 To the north: service commercial lands containing a garden centre and nursery 
along with a large commercial/retail centre (Pergola Commons) located to the 

north of Poppy Drive East;  

 To the east: on-street and cluster townhouse residential development along 

Hawkins Drive and Poppy Drive East;  

 To the south: a mix of rural residential, open space and natural heritage areas 
as part of the Clair-Maltby Secondary Plan study area; and  

 To the west: across Gordon Street, recently constructed single detached 
dwellings along with additional vacant lands zoned for cluster townhouses and 

an eight (8) storey apartment building on Gosling Gardens. 
 
Official Plan Land Use Designations and Policies 

The Official Plan land use designation that applies to the subject lands is “General 
Residential”. The “General Residential” land use designation permits a range of 
housing types, including single detached, semi-detached residential dwellings and 

multiple unit residential buildings. Further details of this land use designation and 
other related Official Plan policies are included in ATT-5. 

 

Official Plan Amendment #48 Land Use Designations and Policies 
Official Plan Amendment #48 (OPA 48), a comprehensive update to the City’s 
Official Plan, designates the subject property as “High Density Residential”. The 

predominant use of land within this designation is to be multiple unit residential 
buildings generally in the form of apartments. The maximum net density in this 

designation is 150 units per hectare and not less than a minimum net density of 
100 units per hectare. The minimum building height in the “High Density 
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Residential” designation is three (3) storeys and the maximum building height is 
ten (10) storeys.  

 
A Decision and Order from the Ontario Municipal Board (OMB) on October 5, 2017 

has brought OPA 48 into full force and effect with the exception of site specific 
policies and one policy that remain under appeal.  The applications, which were 
both received and deemed complete prior to OPA 48 coming into full force and 

effect, they are being processed under the 2001 Official Plan and Staff must have 
regard to the policies and designations of OPA 48 as adopted by Council.  

 

Existing Zoning 

The subject lands are currently zoned “C.3-4” (Agricultural Commercial) Zone and 
“A” (Agricultural) Zone under the former Township of Puslinch Zoning By-law 

19/85. These two zoning categories from the historical Township Zoning By-law 
were in place when the subject lands were annexed into the City in 1993 from the 

Township of Puslinch. Details of the existing zoning are included in ATT-6. 
 

Description of Proposed Official Plan Amendment 

The applicant’s initial proposal included a request to amend the Official Plan to 

redesignate the subject lands from the “General Residential” land use designation 
to the “High Density Residential” land use designation and to also increase the 
maximum net residential density from 150 units per hectare to 175 units per 

hectare. This application is known as Official Plan Amendment No. 65 (OPA 65). 
 

As part of the revised application submitted and circulated in November 2017, the 
applicant revised their Official Plan Amendment proposal to add new site specific 
policies to permit an increase in the maximum apartment building height from ten 

(10) to fourteen (14) stories and to also increase the maximum net residential 
density from 150 units per hectare to 175 units per hectare. As the September 

2014 Consolidated Official Plan did not have density bonusing policies that applied 
to lands outside of the City’s Downtown Secondary Plan area, the applicant revised 
their Official Plan Amendment to permit the proposed increased height and density 

through specialized, site specific policies. Further, as OPA 48 came into force and 
effect through an OMB Order on October 5, 2017, the initial request to amend the 

subject site’s land use designation from “General Residential” to “High Density 
Residential” was no longer required, and was removed from the Official Plan 
Amendment application. Details of OPA 65 as proposed are included in ATT-3. 

 

Description of Proposed Zoning By-law Amendment 
The applicant is requesting to rezone the subject lands from the “C.3-4” 

(Agricultural Commercial) Zone and “A” (Agricultural) Zone in the historic Township 
of Puslinch Zoning By-law 19/85 to a Specialized R.4B-20 (High Density Residential) 

Zone to permit high density residential development on the subject site.  
 
The applicant also made modifications to their initial Zoning By-law Amendment 

application in their November 2017 resubmission to reflect the design related 
modifications to the overall development. The revisions to the Zoning By-law 
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Amendment application from the original submission were primarily related to 
modifying the side yard, rear yard, and distance between building setback 

provisions to recognize the location of the new buildings, and to add angular plane 
provisions for the buildings to both the centreline of Gordon Street and the rear lot 

line of the townhouses on Hawkins Drive.  
 
In addition to the standard provisions set out in Section 5.4 – Residential – High 

Density Apartment (R.4B) Zone of Zoning By-law (1995)-14864, as amended, 
considering the revised, November 2017 submission, the applicant has requested 

the following specialized permitted uses and zoning provisions through the 
proposed Zoning By-law Amendment application: 

 to add Stacked and Cluster Townhouses as permitted uses; 

 to add Office, Take-out restaurant and Personal Service Establishment as 

permitted uses within the commercial amenity building; 

 to permit a maximum density of 175 units/ha; 

 to permit a maximum building height of fourteen (14) storeys or a maximum of 

50 metres in height, whichever is greater;  

 for building heights to not exceed a 51-degree Angular Plane projected from the 

Gordon Street Centreline right-of-way and a 33-degree Angular Plane projected 

from the Side Lot Line that is adjacent to Hawkins Drive; 

 to require a minimum separation distance between any two buildings over nine 

(9) stories of 35 metres, measured to the base of the building at ground level; 

 to permit a minimum off-street parking size within an enclosed garage of 2.7 

metres by 5.5 metres;  

 for non-residential uses, to require an off-street parking ratio of 1 parking space 

per 45 square metres of gross floor area; and 

 to permit a maximum floor space index (FSI) of 2.0. 

 

Through further review of the most current submission, Planning staff are also 

recommending the following specialized zoning provisions be added to the list 
above and be included in the Zoning By-law Amendment to secure various elements 

of the proposed site design: 
 
 to recognize the Gordon Street frontage as the front yard; 

 to limit the maximum Gross Floor Area for the permitted non-residential uses to 

1,476 square metres and for the non-residential uses only be located within the 

commercial amenity building.  

 to require a minimum setback from the north lot line of 12 metres. 

 to require a minimum setback from the south lot line of 3 metres. 

 to require a minimum setback to the west lot line (Gordon Street right-of-way) 

of 6 metres. 
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 to require a minimum setback to the east lot line of 39 metres consisting of a 

landscaped buffer. Further, to recognize the north south roadway and entrance 

to the site from Poppy Drive East, to not apply a minimum yard setback to the 

east lot line of the site, measured a minimum 125 metres south of Poppy Drive 

East (length of north-south roadway segment). 

 to permit a minimum setback and Landscaped Buffer to the east lot line of 39 

metres (Building 3); 

 to include a definition of Landscape Buffer, meaning “the area of a Lot which is 

at grade and Used for the growth and maintenance of natural vegetation and 

indigenous species and other landscaping”;  

 to require a maximum floorplate for building stories: 

o stories 1 to 11 – no minimum floor plate; 

o stories 12 to 13 – 1,300 m2; 

o storey 14 – 1,150 m2; 

 to permit an underground parking structure to be setback 0 metres from a lot 

line; 

 to not require a minimum private amenity area per dwelling unit for stacked 

and cluster townhouses; and 

 to permit visitor parking to also be located underground, provided the spaces 

are unobstructed and clearly identified as being reserved for the exclusive use 

of visitors. 

 

Details of the proposed zoning are included in ATT-7.  
 

Proposed Development 

The proposed development as revised by the applicant in November 2017 consists 

of five buildings, with a total of 540 residential dwelling units. This includes: 

 two, fourteen (14) storey residential apartment buildings at the northerly 

portion of the site with 170 dwelling units each (known as ‘Building 1’ and 

‘Building 2’); 

 two, eight (8) storey residential apartment buildings – one at the east portion of 

the site with 100 dwelling units (known as ‘Building 3’), and the other at the 

southerly portion of the site, also with 100 dwelling units (known as ‘Building 

4’); and 

 one, two (2) storey commercial amenity building with approximately at the 

southwest portion of the site with approximately 1,476 square metres of floor 

area (known as ‘Building 5’). 

 

All buildings, with the exception of the commercial amenity building, have 
townhouses at the base facing Gordon Street or the internal private roadway and 

central landscaped amenity areas. In total, 59 townhouse dwelling units are 
proposed. Building 1, the fourteen (14) storey apartment building on the northwest 
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portion of the site proposes 13 townhouses oriented to front Gordon Street, the 
new internal main street, and the north property line. Building 2, the other fourteen 

(14) storey apartment building on the northeast portion of the site proposes 14 
townhouses that will front the internal main street, a rear access road, and open 

space block. Buildings 3 and 4, the eight (8) storey apartment buildings at the east 
and south portions of the site will have the remaining 32 townhouse units, and they 
will be situated along the internal main street and open spaces to the rear and 

southern side of the site. 
 

The principal vehicular access to the site is proposed to be from a new signalized 
intersection off Gordon Street. This access will align with the existing “T” 
intersection of Gordon Street and Gosling Gardens and continue into the site as the 

main private roadway. A secondary vehicular access is also proposed at the rear of 
the site that will provide a connection to Poppy Drive East to the north. Provisions 

have been made in the design of the site to allow for a future vehicular connection 
to a planned extension of Farley Drive south of the Pergola Commons retail centre 
as per the City’s Gordon/Clair Mixed Use Community Node concept (See ATT-8).   

 
Three (3) storeys of underground/enclosed parking with 722 spaces are proposed 

for the four residential buildings, along with 28 surface visitor parking spaces, 
totaling 750 off-street parking spaces on the site. A total of 680 off-street parking 

spaces are required for the apartments, and the applicant is proposing an off-street 
parking ratio of 1 parking space per 45 square metres of commercial gross floor 
area. For the 1,476 square metre commercial amenity building, this would require 

an additional 33 parking spaces for a total of 713 on the site.  
 

As part of the development, a main landscaped amenity area with a water feature 
is proposed in the centre of the site. An additional passive landscaped amenity area 
with a playground is proposed in the southeast portion of the site. Finally, the 

eastern portion of the site behind Building 3 is proposed to be designed as a 
naturalized area, providing buffering and screening the proposed development from 

adjacent development along Hawkins Drive. 
 
The applicant’s current conceptual development plan and proposed building 

renderings are shown in ATT-10. The applicant’s original concept plan is included in 
ATT-9. 

 
Staff Review/Planning Analysis 
The staff review and planning analysis for these applications is provided in ATT-11. 

The analysis addresses the issues and questions that were raised during the public 
review of the applications, including any issues raised by Council at the statutory 

Public Meeting held on April 10, 2017. Final comments on the revised proposal from 
internal City departments and agencies are included in ATT-13. The staff review and 
planning analysis addresses the following: 

 
 Evaluation of the proposal against the 2014 Provincial Policy Statement and 

Growth Plan for the Greater Golden Horseshoe; 
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 Evaluate how the application conforms to the September 2014 Consolidated 
Official Plan land use designations and policies including any related 

amendments; 
 Consideration of the merits of the Official Plan Amendment; 

 Review of the proposed zoning and specialized site-specific regulations; 
 Review of the proposed site design, building elevations and placement of 

shared amenity space; 

 Environmental review; 
 Review of site servicing capacity and design; 

 Review of traffic impacts; 
 Review of the proposed development in coordination with adjacent 

development proposals and surrounding lands;  

 Confirm support for the Community Energy Initiative (CEI); and 
 Address all comments and issues raised during the public review of the 

applications. 
 

Planning Staff Recommendation  

Planning staff are satisfied that the Official Plan Amendment Application and Zoning 
By-law Amendment Application are both consistent with the 2014 Provincial Policy 

Statement and conform to the Growth Plan for the Greater Golden Horseshoe. In 
addition, the applications conform to the objectives and policies of the Official Plan. 

Proposed OPA 65 to add two site specific policies for increased height and density 
are both appropriate, as the application meets the criteria in Section 9.3 of the 
Official Plan for the consideration of Official Plan Amendments. 

 
The applicant has made a number of minor modifications to the proposed 

development in response to comments received since initially submitting the 
applications. Additional and modified specialized zoning regulations are also being 
recommended that were not identified at the Statutory Public meeting. However, 

the modifications to the development layout and the addition of specialized zoning 
regulations are considered to be minor and therefore staff recommend that no 

further public notice is required in accordance with Section 34(17) of the Planning 
Act.  
 

Planning staff are recommending that Council approve the applications for an 
Official Plan Amendment and Zoning By-law Amendment subject to the conditions 

and zoning regulations outlined in ATT-4. 
 

Financial Implications 
Estimated City Development Charges: Residential Component – With 540 units, 

estimated to range from $6,777,540 to $9,720,000; Commercial Component – With 
a proposed GFA of 1,476 m2, estimated to be $158,478. 
 

Estimated Annual Tax Levy: Residential Component – $2,347,666 (with 540 
dwelling units at an estimated average sale price of $425,000); Commercial 

Component – $35,883.  
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Consultations 
The Notice of Complete Application was mailed on February 15, 2017 to local 
boards and agencies, City service areas and property owners within 120 metres of 

the subject lands. The Notice of Public Meeting was mailed on March 17, 2017 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 

16, 2017. Notice of the application has also been provided by signage on the 
property.  

 
Notification of revisions made to the applications was sent to local boards and 
agencies, City service areas and property owners within an expanded 200 metres of 

the subject lands on November 23, 2017. The applicant hosted a Neighbourhood 
Information Meeting and open house on January 23, 2018 to present the revised 

proposal to the public. On May 30, 2018, the Notice of Decision Meeting was sent to 
members of the public and parties that provided comments on the applications or 
requested to receive further notice. See ATT-15 for a full consultation summary.  

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 Resources - A solid foundation for a growing city 

Attachments 

ATT-1 – Location Map and 200 m Circulation Area 

ATT-2 – Orthophoto  
ATT-3 – Proposed Official Plan Amendment No. 65 

ATT-4 – Recommended Conditions and Zoning Regulations 
ATT-5 – Official Plan Land Use Designations and Policies 
ATT-6 – Existing Zoning and Details 

ATT-7 – Proposed Zoning and Details 
ATT-8 – Gordon/Clair Community Mixed Use Node Concept 

ATT-9 – Originally Proposed Site Plan and Renderings (January 2017) 
ATT-10 – Proposed Site Plan and Renderings (Revised November 2017) 

ATT-11 – Staff Review and Planning Analysis 
ATT-12 – Community Energy Initiative Commitment 
ATT-13 – Agency and City Department Comments 

ATT-14 – Hydrogeology Peer Review 
ATT-15 – Public Notification Summary 
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Departmental Approval 

Not applicable. 

 

 
Report Author    Approved By 
Michael Witmer    Chris DeVriendt 
Development Planner II   Manager of Development Planning 

 
 
 

                                        
_____________________ ______________________ 

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 

519.822.1260, ext. 2395 scott.stewart@guelph.ca 
todd.salter@guelph.ca 
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ATT-1 
Location Map and 200 m Circulation Area 
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ATT-2 
Orthophoto 
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ATT-3 

Proposed Official Plan Amendment No. 65 

 

 

O.P.A. 65: 

The purpose of Official Plan Amendment #65 is to amend Section 9.13.3 of the 
Official Plan, by adding a new site specific sub-policy for the property municipally 

known as 1888 Gordon Street and legally described as Southwest Part of Lot 11, 
Concession 8; Part 1, Plan 61R-3404; Geographic Township of Puslinch, City of 
Guelph, to allow for a high density residential development at a minimum height of 

two (2) stories, maximum height of fourteen (14) stories, and a maximum net 
density of 175 units per hectare. 

 
 

9.13.3.X 1888 Gordon Street 
In spite of the provisions of policies 9.3.5.2 and 9.3.5.3, the minimum height is two 
(2) stories and the maximum height is fourteen (14) stories; and the maximum net 

density is 175 units per hectare and not less than a minimum net density of 100 
units per hectare. 
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ATT-4 
Recommended Conditions and Zoning Regulations 

 
PART A: PROPOSED CONDITIONS: 

The following conditions are provided as information to Council and will be imposed 

through a development agreement and/or site plan approval with the City, and may 
be registered in an agreement on title for the subject lands. 

 

1. That the Developer shall submit to the City, in accordance with Section 41 of 
The Planning Act, a fully detailed site plan, indicating the location of the 

building, building design, landscaping, parking, traffic circulation, access, 
lighting, grading and drainage on the said lands to the satisfaction of the 

General Manager of Planning and the General Manager/City Engineer, prior to 
any construction or grading on the lands. 

a. Further, the Owner commits and agrees that the details of the layout 

and design for the development of the subject lands shall be generally 
in conformance with the development concept plan and renderings 

attached as ATT-10 to the June 11, 2018 Planning, Urban Design and 
Building Services Report Number IDE-2018-70; 

b. Further, the Owner shall implement the recommendations of the 

Urban Design Brief, dated April 18, 2018, by Stantec Consulting Ltd. 
and Kasian Architecture Ontario Inc. to the satisfaction of the General 

Manager of Planning, Urban Design and Building Services. 

2. The Developer acknowledges and agrees that ensuring the suitability of the 
land from an environmental engineering perspective, for the proposed 

use(s) is the responsibility of the Developer/Landowner.  

3. Prior to site plan approval or prior to any construction or grading on the lands, 

the Developer’s consultant shall certify that all properties to be developed 
and/or conveyed to the City pose no risks to public health and safety and to 
the environment and can be developed for proposed uses. 

4. Prior to site plan approval and prior to the City accepting any real property 
interests, the Developer shall provide a Reliance Letter from a Qualified 

Person (QP) to indicate that despite any limitations or qualifications included in 
the report, the City is authorized to rely on all information and opinion 
provided in the reports. 

5. Prior to site plan approval and prior to any construction or grading on the 
lands, the Developer shall provide to the City, to the satisfaction of the 

General Manager/City Engineer, any of the following studies, plans and 
reports that may be requested by the General Manager/City Engineer: 

i. a stormwater management report and plans certified by a 
Professional Engineer in accordance with the City’s Guidelines and 
the latest edition of the Ministry of the Environment’s "Stormwater 

Management Practices Planning and Design Manual", which 
addresses the quantity and quality of stormwater discharge from  
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ATT-4 (continued) 
Recommended Conditions and Zoning Regulations 

 
 

the site together with a monitoring and maintenance program for 
the stormwater management facility to be submitted; 

ii. a grading, drainage and servicing plan prepared by a 

Professional Engineer for the site; 
iii. a detailed erosion and sediment control plan, certified by a 

Professional Engineer that indicates the means whereby erosion will 
be minimized and sediment maintained on-site throughout grading 
and construction; 

iv. a construction traffic access and control plan for all phases of 
servicing and building construction. 

6. The Developer shall, to the satisfaction of the General Manager/City Engineer, 
address and be responsible for adhering to all the recommended 
measures contained in the plans, studies and reports outlined in 

subsections 5 i) to 5 iv) inclusive.  

7. The Developer shall pay to the City the actual cost of the construction of the 

new driveway entrances and required curb cut and/or curb fill. 
Furthermore, prior to site plan approval and prior to any construction or 

grading on the lands, the Developer shall pay to the City, the estimated cost 
as determined by the General Manager/City Engineer of the construction of the 
new driveway entrances and required curb cut and/or curb fill. 

8. That the Developer grades, develops and maintains the site including 
the storm water management facilities designed by a Professional 

Engineer, in accordance with a Site Plan that has been submitted to and 
approved by the General Manager/City Engineer.  Furthermore the Developer 
shall have the Professional Engineer who designed the storm water 

management system certify to the City that he/she supervised the 
construction of the storm water management system and that the storm water 

management system was built as it was approved by the City and that it is 
functioning properly. 

9. The Developer agrees, prior to final site plan approval, to grant a servicing 

easement in favour of the adjacent lands (1858 Gordon Street) over the rear 
portion of the site (Part 3, 61R-20131) to accommodate a future connection to 

the oversized sanitary sewer. 

10. That the Developer will ensure that any existing domestic wells as well as 
all boreholes and monitoring wells installed for environmental, hydrogeological 

or geotechnical investigations are properly decommissioned in accordance with 
current Ministry of the Environment regulations (O.Reg. 903 as amended) and 

to the satisfaction of the General Manager/City Engineer, prior to site plan 
approval and prior to any construction or grading on the lands. 
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ATT-4 (continued) 
Recommended Conditions and Zoning Regulations 

 

11. The Developer acknowledges that the City does not allow retaining walls 

higher than 1.0-metre abutting existing residential properties without the 
permission of the General Manager/City Engineer. 

12. The Developer agrees to stabilize all disturbed soil within 90 days of being 

disturbed, control all noxious weeds and keep ground cover to a maximum 
height of 150 mm (6”) to the satisfaction of the General Manager/City 

Engineer. 

13. That all electrical services to the lands are underground and the Developer 
shall make satisfactory arrangements with Guelph Hydro Electric Systems Inc. 

for the servicing of the lands, as well as provisions for any easements and/or 
rights-of-way for their plants, prior to site plan approval and prior to any 

construction or grading on the lands. 

14. Prior to site plan approval, the Owner shall provide rights of easement for 
access in favour of the property to the north, municipally known as 1858 

Gordon Street. This shall provide the opportunity to allow for the future 
southerly private road extension of Farley Drive through 1858 Gordon 

Street to connect with the private roadways on the subject lands, as shown on 
the proposed concept plan in ATT-10 to Infrastructure, Development and 

Enterprise Report IDE-2018-70, dated June 11, 2018.  
 

15. That prior to site plan approval, tree removal, and/or site alteration, the 

Developer shall provide the following documents to the satisfaction of the 
General Manager of Planning, Urban Design and Building Services: 

a. An updated Tree Inventory and Preservation Plan, including an 
indication of trees that will be transplanted and their transplant 
locations, if applicable, as well as updated compensation calculations; 

b. Cash-in-lieu compensation for any trees in fair to excellent 
condition to be removed that cannot be compensated through 

proposed restoration plantings at a 3:1 replacement ratio;  

c. A Detailed Landscape Plan that includes streetscape and landscaping 
with native and non-invasive species, integrated with locations for 

proposed LIDs; 

d. A detailed Vegetation Compensation Plan for the compensation 

plantings at the rear of the site. This plan shall include a target ELC 
community and specific function goals as it relates to locally significant 
species as well as a maintenance and a post-implementation 

monitoring plan.  

e. A detailed Vegetation Relocation Plan for the locally significant 

plant species to nearby natural heritage system, including target 
location, timing, monitoring plan and any other specialized 
requirements;  
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ATT-4 (continued) 
Recommended Conditions and Zoning Regulations 

 

f. A wildlife rescue plan to support the removal of wetland (MAMM3) 

including the acquisition of a Wildlife Collector’s Permit, lead time to 
accommodate search and rescue of wildlife, a biologist on site at all 

times during the removal, and any other special requirements. A follow 
up report to that documents the removal will be required once 
complete.  

g. A dewatering plan which demonstrates how downstream/adjacent 
natural heritage features will be protected through monitoring and 

adaptive management triggers during development;  

h. A during construction monitoring plan focused on the ESC 

measures, installation of LID measures, tree preservation and 
establishment of landscaping / restoration plantings; and 

i. A salt management plan.  

16. The Developer shall pay cash in-lieu of parkland for the entire 
development, in accordance with the City of Guelph By-law (1989)-13410, as 

amended by By-law (1990)-13545, By-Law (2007- 18225) or any successor 
thereof, prior to issuance of any building permits. 

17. Prior to Site Plan approval, the Developer shall provide a long form 

appraisal report prepared for The City of Guelph for the purposes of 
calculating the amount of payment in-lieu of parkland conveyance pursuant to 

s.42 of the Planning Act, to the satisfaction of the Deputy CAO of Public 
Services. The value of the land shall be determined as of the day before the 
day the first building permit is issued. The long form appraisal report shall be 

prepared by a qualified appraiser who is a member in good standing of the 
Appraisal Institute of Canada, and shall be subject to the review and approval 

of the Deputy CAO of Public Services. Notwithstanding the foregoing, if the 
appraisal provided by the applicant is not satisfactory to the Deputy CAO of 
Public Services, acting reasonably, the City reserves the right to obtain an 

independent appraisal for the purposes of calculating the payment in-lieu of 
parkland conveyance.  

18. The Developer will consult with Canada Post to determine suitable locations 
for mail facilities and to indicate these locations on appropriate servicing plans.  

19. The Developer agrees to include in all offers of purchase and sale a statement, 

which advises the prospective purchaser that mail delivery will be from a 
designated Community Mailbox, and to include the exact locations (list of unit 

#s) of each of these Community Mailbox locations.  

20. The Developer shall reach an agreement with the Upper Grand District School 
Board regarding the supply and erection of a sign (at the developers expense 

and according to the Board’s specifications) affixed to the permanent 
development sign advising prospective residents that students may be 

directed to schools outside the neighbourhood, prior to site plan 
approval. 
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21. The Developer shall agree to include in any future condominium declaration 

that adequate sidewalks, lighting and snow removal (on private 
sidewalks and walkways on the subject lands) will be provided to allow 
children to walk safely to school or to a designated bus pickup point. 

22. The Developer shall agree to include in any future condominium declaration to 
advise all purchasers of residential units and/or renters of same, by inserting 

the following clauses in all offers of Purchase and Sale/Lease, until such 
time as a permanent school is assigned: 

a. Whereas the Upper Grand District School Board has designated this 

subdivision as a Development Area for the purposes of school 
accommodation, and despite the best efforts of the Upper Grand 

District School Board, sufficient accommodation may not be available 
for all anticipated students from the area, you are hereby notified that 
students may be accommodated in temporary facilities and/or 

bussed to a school outside the area, and further, that students may in 
future have to be transferred to another school. 

b. In order to limit liability, public school buses operated by the Service 
de transport de Wellington-Dufferin Student Transportation Services 

(STWDSTS), or its assigns or successors, will not travel on privately 
owned or maintained right-of-ways to pick up students, and potential 
busing students will be required to meet the bus at a congregated bus 

pick-up point. 

 

AND 
 
PART B: ZONING REGULATIONS 

That the Zoning By-law Amendment application be approved and that City Staff be 
instructed to prepare the necessary amendment to Zoning By-law (1995)-14864, as 
amended, to transfer the subject lands from the “Agricultural” (A) Zone in the 

former Township of Puslinch Zoning By-law No. 19/85 to the following: 
 

PROPOSED ZONING: “Specialized High Density Apartment Zone” - R.4B-20 
 
In accordance with Section 4 (General Provisions) and Section 5.4 of Zoning By-law 

(1995)-14864, as amended, with the following site specific exceptions: 
 

 
Permitted Uses  
Despite Section 5.4.1.2, the following additional uses shall be permitted: 

 Stacked Townhouse; 
 Cluster Townhouse; 

 Office;  
 Bake shop;  
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 Personal Service Establishment; and, 
 Take-out Restaurant. 

 

Regulations for Non-Residential Uses 
 The maximum Gross Floor Area for the permitted non-residential uses shall 

not exceed a total of 1,476 square metres and only be located within a non-
residential building.  

 

Front Yard 
 For the purposes of this zone, the Front Yard shall be considered the Gordon 

Street frontage. 
 
Building Yard Setbacks 

 Despite Table 5.4.2, Row 6, the minimum Yard setback to all buildings shall 
be: 

o A minimum setback from the north lot line of 12 metres. 
o A minimum setback from the south lot line of 3 metres. 

o A minimum setback to the west lot line (Gordon Street right-of-way) of 6 
metres. 

o A minimum setback and consisting of a Landscaped Buffer to the east lot 

line of 39 metres. 
 Notwithstanding the minimum east lot line setback, a minimum Yard 

setback does not apply to the east lot line of the site, measured a 
minimum 125 metres south of Poppy Drive East. 

 

Minimum Distance Between Buildings 
 Notwithstanding Section 5.4.2.2 and Table 5.4.2, the minimum distance 

between the Building Face of Buildings exceeding 9 stories shall be 35 
metres, measured to the base of the building at ground level. 

 

Floor Space Index 
 Despite Table 5.4.2 Row 18, the Floor Space Index (F.S.I) shall be 2.0. 

 
Maximum Building Height 

 Despite Table 5.4.2 Row 10, Sections 4.16, 4.18, 5.4.2.5 and Defined Area 

Map Number 73, the Maximum Building Height shall be 14 Storeys or a 
maximum of 50 metres in height, whichever is greater. 

 
Maximum Density 

 Despite Table 5.4.2 Row 5, the Maximum Density of the entire site shall be 

175 units per hectare. 
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Angular Plane 

 Building height shall not exceed a 51-degree Angular Plane projected from 
the Gordon Street Centreline R.O.W.; and, 

 Building height shall not exceed a 33-degree Angular Plane projected from 

the Side Lot Line that is adjacent to Hawkins Drive. 
 

Maximum Building Floor Plate Area 
 Above the 11th Storey: 1,300 square metres 
 Above the 13th Storey: 1,150 square metres 

 
Private Amenity Area for Townhouses 

 Notwithstanding Section 5.3.2.5.1, a minimum Private Amenity Area per 
Dwelling Unit for Stacked and Cluster Townhouses is not applicable. 

 

Landscape Buffer Definition 
 For the purposes of this zone, a Landscape Buffer shall mean “the area of a 

Lot which is at grade and used for the growth and maintenance of natural 
vegetation and other landscaping.”  

 
Off-street Parking 

 For non-residential uses, to require an off-street parking ratio of 1 parking 

space per 45 square metres of gross floor area 
 Despite Section 4.13.3.2.2, the minimum off-street parking size within an 

enclosed garage shall be 2.7 metres by 5.5 metres. 
 
Visitor Parking 

 Despite Section 4.13.6, in addition to above grade, visitor parking may be 
also located underground, provided the spaces are unobstructed and clearly 

identified as being reserved for the exclusive use of visitors. 
 

Underground Parking Setback 

 To permit an underground parking structure to be setback 0 metres from a 
lot line. 
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9.3.5   High Density Residential 

 
The predominant use of land within the High Density Residential Designation shall 

be high density multiple unit residential building forms. 
 
Permitted Uses 

 
1. The following uses may be permitted subject to the applicable provisions of 

this Plan: 
i) multiple unit residential buildings generally in the form of apartments. 

 

Height and Density 
 

2. The minimum height is three (3) storeys and the maximum height is ten (10) 
storeys. 

3. The maximum net density is 150 units per hectare and not less than a 

minimum net density of 100 units per hectare. 
4. Increased height and density may be permitted in accordance with the Height 

and Density Bonus policies of this Plan. 

 

 

NOTE: as the applications were submitted prior to OPA 48 coming into full force and 
effect by Order of the Ontario Municipal Board (OMB) on October 5, 2017, aside 
from the land use designation (“High Density Residential”) as amended through 

OPA 48, all remaining policies noted below and relied on through the review of the 
applications are from the September 2014 Consolidated Official Plan. 

 
General Residential / Housing Policies  

 

7.2.1 In order to provide an adequate amount of residential development and 
redevelopment lands for projected demographic and housing market 
requirements, the City will endeavour to do the following: 

 
a) Maintain at all times at least a 10 year supply of designated and 

available residential lands; 
 

b) Maintain at all times at least a 3 year supply of residential land 
that has allocated servicing capacity. 

 

7.2.2 The City shall encourage and assist, where possible, in the production of 
an adequate supply and mix of affordable housing by: 
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a) Expediting the development approval process and other 
administrative requirements; 
 

b) Partnering with the private sector and other government levels 

to implement housing programs; 
 
c) Encouraging the provision of affordable housing in plans of 

subdivision that are designed for moderate and lower income 
households, and, more particularly, for large subdivisions 

requiring this housing form to be provided to a minimum 25% of 
the total potential units. 

 

d) Encouraging the use of alternative development techniques that 
can assist in lowering development costs and potentially lower 

housing costs; 
 
e) Promoting a 3 percent vacancy rate for rental housing; 

 
f) Encouraging the provision of additional rental housing; 

 
g) Promoting the provision of affordable housing, located near 

transit, shopping, parks and other community facilities, in order 

to meet the needs of lower income and senior citizen 
households; 

 
h) Supporting student housing developments conveniently 

accessible to the University of Guelph; 

 
i) Supporting the provision of specialized housing facilities to meet 

the needs of persons with disabilities. 
  

7.2.3 In order to provide for the housing needs of a wide array of socio-
economic groups, the City will encourage the development of a variety of 
housing types and forms in large plans of subdivision. 

 
7.2.4 The City shall provide for the creation of accessory apartments and other 

alternative, low impact housing forms for the lower density residential 
areas of the City. Regulations promoting compatibility of this housing 
form will be outlined in the Zoning By-law. 

 
7.2.5 The City will encourage the conversion of suitable non-residential 

structures to residential accommodation, provided other non-residential 
land uses in the vicinity would not pose an adverse effect. 
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7.2.6 The conversion of a residential building and the conversion or 
redevelopment of existing non-residential buildings for multiple unit 

housing will be encouraged, where appropriate.  Where the proposed 
conversion or redevelopment is of a building previously used for 
industrial, or other use having the potential to have resulted in 

environmental contamination, the provisions of subsection 5.6 will also 
apply to the building as well as the property. Such conversions or 

redevelopment shall require an amendment to the Zoning By-law and 
satisfy the criteria outlined 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. 
 
7.2.8 The development criteria of policy 7.2.7 will be used to assess the merits 

of a rezoning application to permit new multiple unit residential buildings 
on sites that are presently not zoned to permit these particular housing 

forms. 
 

7.2.9 The implementing Zoning By-law will contain a number of residential 

zone categories based on the form and density of residential 
development. 

 
7.2.10 In spite of the maximum residential densities that are specified for 

various land use designations of this Plan, development projects designed 

exclusively for occupancy by senior citizens may be permitted to exceed  
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 the maximum unit density allowed provided that the overall size, height 

and impact on the adjacent areas is consistent with that which would be 
associated with a standard multiple residential building that would be 

permitted. 
 
7.2.11 The City will encourage the upgrading and rehabilitation of existing 

housing, particularly in the older residential neighbourhoods. 
 

7.2.12 The City will consider alternative development standards that promote 
City environmental responsiveness and, at the same time, assist in 
reducing development costs.  In addition, innovative and energy-efficient 

housing designs and subdivision plans will be encouraged. 
 

7.2.13 The City will implement and periodically update the policies and targets of 
its approved "Municipal Housing Statement". 
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PROPOSED ZONING: “Specialized High Density Apartment Zone with 
Holding Provision” - R.4B-20 
 

Permitted Uses  
Despite Section 5.4.1.2, the following additional uses shall be permitted: 

 Stacked Townhouse; 
 Cluster Townhouse; 
 Office;  

 Bake shop;  
 Personal Service Establishment; and, 

 Take-out Restaurant. 
 

Regulations for Non-Residential Uses 
 The maximum Gross Floor Area for the permitted non-residential uses shall 

not exceed a total of 1,476 square metres and only be located within a non-

residential building.  
 

Front Yard 
 For the purposes of this zone, the Front Yard shall be considered the Gordon 

Street frontage. 

 
Building Yard Setbacks 

 Despite Table 5.4.2, Row 6, the minimum Yard setback to all buildings shall 
be: 
o A minimum setback from the north lot line of 12 metres. 

o A minimum setback from the south lot line of 3 metres. 
o A minimum setback to the west lot line (Gordon Street right-of-way) of 6 

metres. 
o A minimum setback and consisting of a Landscaped Buffer to the east lot 

line of 39 metres. 

 Notwithstanding the minimum east lot line setback, a minimum Yard 
setback does not apply to the east lot line of the site, measured a 

minimum 125 metres south of Poppy Drive East. 
 
Minimum Distance Between Buildings 

 Notwithstanding Section 5.4.2.2 and Table 5.4.2, the minimum distance 
between the Building Face of Buildings exceeding 9 stories shall be 35 

metres, measured to the base of the building at ground level. 
 
Floor Space Index 

 Despite Table 5.4.2 Row 18, the Floor Space Index (F.S.I) shall be 2.0. 
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Maximum Building Height 

 Despite Table 5.4.2 Row 10, Sections 4.16, 4.18, 5.4.2.5 and Defined Area 

Map Number 73, the Maximum Building Height shall be 14 Storeys or a 
maximum of 50 metres in height, whichever is greater. 

 
Maximum Density 

 Despite Table 5.4.2 Row 5, the Maximum Density of the entire site shall be 

175 units per hectare. 
 

Angular Plane 
 Building height shall not exceed a 51-degree Angular Plane projected from 

the Gordon Street Centreline R.O.W.; and, 

 Building height shall not exceed a 33-degree Angular Plane projected from 
the Side Lot Line that is adjacent to Hawkins Drive. 

 
Maximum Building Floor Plate Area 

 Above the 11th Storey: 1,300 square metres 

 Above the 13th Storey: 1,150 square metres 
 

Private Amenity Area for Townhouses 
 Notwithstanding Section 5.3.2.5.1, a minimum Private Amenity Area per 

Dwelling Unit for Stacked and Cluster Townhouses is not applicable. 

 
Landscape Buffer Definition 

 For the purposes of this zone, a Landscape Buffer shall mean “the area of a 
Lot which is at grade and used for the growth and maintenance of natural 
vegetation and other landscaping.”  

 
Off-street Parking 

 For non-residential uses, to require an off-street parking ratio of 1 parking 
space per 45 square metres of gross floor area. 

 Despite Section 4.13.3.2.2, the minimum off-street parking size within an 

enclosed garage shall be 2.7 metres by 5.5 metres. 
 

Visitor Parking 
 Despite Section 4.13.6, in addition to above grade, visitor parking may be 

also located underground, provided the spaces are unobstructed and clearly 
identified as being reserved for the exclusive use of visitors. 

 

Underground Parking Setback 
 To permit an underground parking structure to be setback 0 metres from a 

lot line. 
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TABLE 5.4.2 - REGULATIONS GOVERNING R.4 ZONES 
 

 
Row 
  1 

 
Residential 
Type 

 
General Apartment 

 

High Density 
Apartment 

 

Central Business 
District  Apartment 

 

Infill 
Apartment 

 
  2 

 
Zones 

 
          R.4A 

 

         R.4B 

 

           R.4C 

 

R.4D 
 
  3 

 
Minimum Lot 
Area 

 
                                                        650 m2 

 
  4 

 
Minimum Lot 
Frontage  

 
                                                     15 metres 

 
  5 

 
Maximum 
Density 
(units/ha) 

 
          100 

 

         150 

 

           200 

 

100 

 
  6 

 
Minimum 
Front and 
Exterior 
Side Yard  

 
6 metres and as set out in Section 4.24. 

 

3 metres and in accordance with Section 
4.24.  

 
  7 

 
Maximum 
Front and 
Exterior 
Side Yard  

 
                      ---------- 

 

6 metres 

 
  8 

 
Minimum 
Side Yard 

 
Equal to one-half the Building Height 
but not less than 3 metres and in 
accordance with Section 5.4.2.1. 

 

Equal to one-half the Building Height 
but in no case less than 3 metres, except 
where adjacent to any other R.4, 
Commercial, Industrial or Institutional 
Zone.  In these circumstances, a 
minimum of 3 metres is required. 

 
  9 

 
Minimum 
Rear Yard 

 
Equal to 20% of the Lot Depth or one-
half the Building Height, whichever is 
greater, but in no case less than 7.5 
metres. 

 

Equal to 20% of the Lot Depth or one-
half the Building Height, whichever is 
greater, but in no case less than 7.5 
metres, except where adjacent to 
Commercial, Industrial or Institutional 
Zones.  In these circumstances, a 
minimum of 7.5 metres is required. 

 
 10 

 
Maximum 
Building 
Height  

 
8 Storeys and in 
accordance with 
Sections 4.16, 4.18 
and Defined Area 
Map No. 68. 

 

10 Storeys and 
in accordance 
with Sections 
4.16, 4.18, 
5.4.2.5 and 
Defined Area Map 
No. 68. 

 

6 Storeys and in 
accordance with 
Sections 4.16, 4.18, 
6.3.2.3 and Defined 
Area Map No. 68. 

 

4 Storeys and 
in accordance 
with Sections 
4.16, 4.18 and 
Defined Area 
Map No. 68. 

 
 11  

 
Minimum 
Distance 
Between 
Buildings 

 
See Section 5.4.2.2. 

 

See Section 5.4.2.3. 

 
 12 

 
Minimum 
Common 
Amenity 
Area 

 
See Section 5.4.2.4. 

 

None required. 

 
 13 

 
Minimum 
Landscaped 
Open Space  

 
20% of the Lot Area for Building 
Heights from 1 - 4 Storeys and 40% of 
the Lot Area for Buildings from 5 - 10 
Storeys. 

 
The Front Yard of any Lot, excepting the 
Driveway, shall be landscaped.  In 
addition, no parking shall be permitted 
within this Landscaped Open Space. 

 
 

file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Apartment_Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Apartment_Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Apartment_Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Apartment_Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Frontage
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Frontage
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Front_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Exterior_Side_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Exterior_Side_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Front_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Exterior_Side_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Exterior_Side_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Side_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Rear_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Depth
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Depth
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23st
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Storey
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Storey
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Storey
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Common_Amenity_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Common_Amenity_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Common_Amenity_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Landscaped_Open_Space
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Landscaped_Open_Space
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building_Height
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Storey
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot_Area
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Storey
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Front_Yard
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Lot
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Driveway
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Landscaped_Open_Space
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ATT-7 (continued) 
Proposed Zoning and Details 

 
 
 14 

 
Off-Street 
Parking 

 
In accordance with Section 4.13.  

 
 15 

 
Buffer Strips 

 
Where an R.4 Zone abuts any other Residential Zone or any Institutional, Park, 
Wetland, or Urban Reserve Zone, a Buffer Strip shall be developed. 

 
 16  

 
Accessory 
Buildings or 
Structures 

 
In accordance with Section 4.5. 

 
 17 

 
Garbage, 
Refuse 
Storage and 
Composters 

 
In accordance with Section 4.9. 

 
 18 

 
Floor Space 
Index 
(F.S.I.) 

 
            1  

 

           1.5 

 

            2 

 

            2 

 
 19 

 
Fences 

 
In accordance with Section 4.20. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Street
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Building
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Structure
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Floor_Space_Index
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2015/SECTION%203.doc%23Floor_Space_Index
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ATT-8 
Gordon/Clair Community Mixed Use Node Concept 

 

 
(Adopted by Council - July 11, 2016) 
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ATT-9 
Originally Proposed Site Plan and Renderings (January 2017) 

 
 

 

 
 

 

Building 1 
 14 Storey Apartment Building 

 156 units (including 10 townhouse units) 

 
Building 2 

 14 Storey Apartment Building 

 147 units (including 3 townhouse units) 

 
Building 3 

 10 Storey Apartment Building 

 108 units 

 
Building 4 

 4 Storey Apartment Building 

 40 units (including 4 townhouse units) 
 

Building 5 
 4 Storey Apartment Building 

 40 units (including 4 townhouse units) 
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ATT-9 (continued) 
Originally Proposed Site Plan and Renderings (January 2017) 
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ATT-10 
Proposed Site Plan and Renderings (Revised November 2017) 
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ATT-10 
Proposed Site Plan and Renderings (Revised November 2017) 

 
 

 

 
Rendering A: Axonometric view of Master Plan – Looking East from Gordon Street. 

 
 

 
Rendering B: Street level view down internal Main Road – Looking East from 

Gordon Street, showing all five buildings. 
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ATT-10 
Proposed Site Plan and Renderings (Revised November 2017) 

 
 

 
Rendering C: Street level view down of central amenity area between Buildings 1 

and 2, looking northeast. 
 
 
 

 
Rendering D: Overall aerial view – Looking North. 

 

 
(From revised Urban Design Brief and Digital 3-D Model flythrough, prepared by Stantec and Kasian Architecture, 

April 2018 and May 2018) 
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ATT-11 

Staff Review and Planning Analysis 

 

2014 Provincial Policy Statement  
The 2014 Provincial Policy Statement (PPS) provides direction on matters of 
provincial interest related to land use planning and development and is issued 

under the authority of Section 3 of the Planning Act.  In general, the PPS promotes 
efficient use of land and development patterns and addresses matters of provincial 

interest in land use planning. As per section 4.2, all planning decisions shall be 
consistent with the PPS.  Policy Section 1.0 – Building Strong Healthy Communities 
speaks to efficient land use and development patterns to support sustainability by 

promoting strong, liveable, healthy and resilient communities, protecting the 
environment and public health and safety, and facilitating economic growth. 

 
Policy 1.1.1 of the PPS promotes creating and sustaining healthy, liveable and safe 

communities. This is achieved in part by promoting efficient development and land 
use patterns with an appropriate range and mix of residential and employment and 
other uses to meet long term needs [1.1.1 a), b)]. Also, development must avoid 

land use patterns that may cause environmental concerns, and be cost-effective, 
ensuring the necessary infrastructure is in place to meet the projected needs [1.1.1 

c), e), g)].  
 
Policy 1.1.3 requires development in settlement areas to use land and resources 

wisely, considering opportunities for intensification and redevelopment. Specifically, 
densities are to be appropriate for and efficiently utilize the infrastructure and 

public service facilities that are planned or available. In addition, land use and 
development patterns in settlement areas are to be efficient, transit supportive and 
take into account existing building stock [1.1.3.1, 1.1.3.2 a), b), 1.1.3.3]. 

Appropriate development standards are to be promoted, facilitating intensification 
and a compact built form, while mitigating risks to public health and safety 

[1.1.3.4]. New growth within designated growth areas should occur next to the 
built up area and have a compact form and mix of uses and densities [1.1.3.6]. For 
housing development, new housing is to be directed to locations where appropriate 

levels of infrastructure and public services are and will be available to support 
anticipated needs [1.4.3 c)].  

 
The proposal to permit high density residential development on the subject lands is 
consistent with the policies of the PPS. The proposed development represents a 

compact form of development within the City’s settlement area that will allow the 
efficient use of land, infrastructure and public service facilities and be at a transit 

supportive density. The proposed high density residential development provides an 
alternative to the surrounding low and medium density residential uses, and is 
within easy walking distance to commercial lands within the Gordon/Clair 

Community Mixed Use Node. The proposal contributes to achieving an appropriate 
range of housing types and densities to help the City of Guelph meet projected 

requirements for current and future residents. 
 



Page 43 of 93 

Section 1.6.6 of the PPS outlines policies for planning for sewage, water and 
stormwater services. Particularly for stormwater, changes in water balance should 

be minimized, and stormwater best management practises such as low-impact 
development (LID) should be promoted [1.6.6.7 e)]. The proposed development 

will be on full municipal services, and Engineering staff have confirmed that 
capacity is available to fully service the proposed development [1.6.6.2] (See 
Engineering staff comments in ATT-13). The developer has also proposed to include 

several LID techniques in their stormwater management design such as infiltration 
galleries and green rooftops on the apartment buildings. Detailed stormwater 

management design will be reviewed and finalized through site plan approval. 
 
The PPS also states that appropriate development standards should be promoted 

which facilitate intensification, redevelopment and compact form, while maintaining 
appropriate levels of public health and safety. The proposed zoning by-law 

amendment includes site specific regulations to facilitate intensification, 
redevelopment and a compact form.  
 

In Planning staff’s opinion, the proposed Official Plan Amendment and Zoning By-
law Amendment are consistent with the 2014 Provincial Policy Statement. As the 

City’s Official Plan is to be the main instrument for implementation of the PPS in 
Guelph [4.7], a more detailed review on how the proposed Official Plan and Zoning 

By-law Amendments are consistent with the above PPS policies as well as policies in 
the City’s Official Plan will be outlined later in this analysis. 
 

Provincial Growth Plan for the Greater Golden Horseshoe (Places to Grow) 
The Growth Plan for the Greater Golden Horseshoe, 2017 (the Growth Plan) is 

issued under the Places to Grow Act and works to support the achievement of 
complete communities, curb sprawl, protect the natural environment, support 
economic development, and ensure that land to accommodate forecasted 

population and employment growth will be available when needed, now and in the 
future. The Growth Plan builds on other provincial initiatives and is intended to 

guide decisions on growth, including policies to manage growth by building 
compact, vibrant and complete communities that are transit supportive in 
designated greenfield areas (DGA). The subject lands are within the City of Guelph 

settlement area and are designated and available in the City’s Official Plan for urban 
development.  

 
The Growth Plan provides a framework for managing growth in the Greater Golden 
Horseshoe, including: 

 
• directing growth to built-up areas where capacity exists to best 

accommodate population and employment growth; and 
• promoting transit supportive densities and a healthy mix of residential and 

employment uses. 

 
The subject lands are located within the City’s DGA. Within the City’s entire DGA, 

the minimum density is to be 50 people and jobs per hectare until such time as the 
next municipal comprehensive review is completed [2.2.7.2, 2.2.7.3]. The subject 
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lands are adjacent to the Gordon/Clair Community Mixed Use Node. The proposed 
development having 168.75 units per hectare will positively contribute towards 

meeting the Growth Plan’s minimum DGA density requirement. Further, the 
proposal represents a compact and efficient form of development that will provide 

convenient access to transit and will be served by adequate community and 
infrastructure services.  
 

Based on the above summary of policies, the proposed Official Plan and Zoning By-
law amendment applications are consistent with and conform to the Growth Plan for 

the Greater Golden Horseshoe. 
 
Official Plan 

Since the submission of the applications on January 17, 2017, the land use 
designation that applied to the subject lands was changed from “General 

Residential” to “High Density Residential” with Official Plan Amendment 48 (OPA 
48) coming into force and effect by order of the Ontario Municipal Board (OMB) on 
October 5, 2017. At the time the applications were submitted, the subject lands 

were designated “General Residential” in the Official Plan version that was in effect 
at the time (September 2014 Consolidation). To permit the proposed high density 

development, the Official Plan Amendment application as originally submitted to the 
City proposed to amend the land use designation from “General Residential” to 

“High Density Residential”. However, with the OMB’s decision to approve the OPA 
48 in its entirety, with the exception of site specific policy appeals and one policy 
appeal in October 2017, the land use designation was changed to “High Density 

Residential” and the requirement to amend the land use designation as part of this 
development proposal is no longer necessary or required.  

 
The subject property is currently designated “High Density Residential” in the 
Official Plan. The “High Density Residential” land use designation permits multiple 

unit residential buildings, generally in the form of apartments. The minimum height 
for multi-unit residential buildings is three (3) stories, and the maximum height is 

ten (10) stories. The minimum net density is 100 units per hectare, and maximum 
net density is 150 units per hectare. 
 

While OPA 48 came into force and effect by decision and order of the OMB on 
October 5, 2017 while the applications were still being reviewed by staff, it is 

important to note that the Official Plan Amendment and Zoning By-law Amendment 
applications are still being reviewed under the policies Official Plan version that 
were in effect at the time (September 2014 Consolidation).  

 
Proposed Official Plan Amendment 

The Official Plan Amendment requested by the applicant has been modified to add 
two site specific policies to support their proposed high density residential 
development. The first site specific Official Plan policy requested is to increase the 

maximum net density from 150 units per hectare to 175 units per hectare. The 
second site specific Official Plan Policy requested is to increase the maximum height 

for multiple residential buildings from ten (10) stories to fourteen (14) stories and 
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also recognize the two (2) storey commercial amenity building. The Official Plan 
Amendment will be referred to as ‘Official Plan Amendment 65’ or OPA 65.  

 
Official Plan Amendment Criteria 

Policy 9.4.2 of the Official Plan provides criteria to evaluate when considering an 
application to amend the Official Plan. OPA 65 as proposed to add two site specific 
policies to increase the maximum net density and maximum height satisfies the 

criteria in Policy 9.4.2 of the Official Plan, as outlined below. 
 

a) The conformity of the proposal to the goals and objectives of the Official 
Plan. 

 

Staff Comment: The proposed Official Plan Amendment satisfies the goals and 
objectives of the Official Plan. The Major Goals of the Official Plan are within 

Section 2.3. Goal 2.3.2 is to promote a compact and staged development 
pattern to maintain a distinct urban/rural separation and to avoid sprawl and 
premature development. The Official Plan proposes to increase the height and 

density of the proposed development to create a compact residential 
development. The development is within the Gordon/Clair Community Mixed Use 

Node, which is intended to accommodate a higher density of mixed uses and can 
provide a full range of services for the future residents. Further, the subject 

lands are within the City’s DGA, are designated and available for development, 
and are adjacent to recently completed urban developments to the west and 
east. The proposed development provides cycling, pedestrian and vehicular 

connections to the north and west to existing streets, and makes provisions for 
a future connection to be made to the north, in accordance with the 

Gordon/Clair Community Mixed Use Node concept as shown in ATT-8. In 
Planning staff’s opinion, the proposed development is a compact residential 
development and does not represent premature development.  

 
Goal 2.3.4 is to direct development to areas where municipal services and 

related physical infrastructure are most readily or can be made available, 
considering existing land uses and other related factors. Engineering staff have 
reviewed the applications and confirmed that adequate municipal services are in 

place to support the proposed development. Connections to municipal services 
on the Poppy Drive East and Gordon Street right of way will be done at the 

applicant’s expense. Further, road improvements on Gordon Street, including 
the addition of turning lanes and the signalization of the main entrance to the 
site from Gordon Street and Gosling Gardens will also be made at the applicant’s 

expense. The developers has provided the City with a financial contribution to 
cover the estimated cost to design and construct the traffic control signals. 

 
Goal 2.3.5 is for the City to provide for growth in a manner that ensures the 
efficient use of public expenditures and without financial strain upon the City. 

The additional height and density being requested can be sufficiently 
accommodated within the development, and serviced by existing infrastructure.  
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Goal 2.3.10 is to promote energy conservation and climate change protection 
through land use planning. The applicant has indicated to Planning staff that 

they will be including energy efficiency measures within their development, such 
as using centralized heating, ventilation and air conditioning (HVAC) systems, 

consistent with the City’s Community Energy Initiative. The applicant has 
provided a letter summarizing how their proposal adheres to the Community 
Energy Initiative, and is included in ATT-12. 

 
Goal 2.3.12 promotes development that supports a sustainable community that 

is sensitive to the natural environment and creates additional awareness of the 
City’s natural heritage system (NHS). The applicant has completed an 
Environmental Impact Study (EIS) along with a hydrogeological assessment in 

support of their development. The City has reviewed these supporting technical 
documents, and is satisfied that the proposed development will not have a 

negative impact on the City’s NHS.  
 
Goal 2.3.16 is to ensure that there is an adequate supply and range of housing 

types and supporting amenities to satisfy the needs of all residents. The 
proposed development will introduce additional apartment and townhouse 

dwellings into the City’s housing stock. The proposed high density residential 
development will also be within walking distance to services and amenities 

within the Gordon/Clair Mixed Use Community Node and within a short distance 
of the City’s South End Community Recreation Park. Overall the proposed 
development will ensure that the Gordon/Clair Community Mixed Use node is 

surrounded by a mix and balance of housing options for residents.  
 

Goal 2.3.21 is to recognize and sustainably manage the City’s finite groundwater 
and surface water resources. A hydrogeological assessment as well as 
stormwater management report were prepared by the applicant in support of 

their proposed development. As part of the development, the applicant has 
committed to incorporate multiple low impact development measures into the 

future stormwater management infrastructure. City staff have reviewed the 
proposed reports and are satisfied that the proposed development will have no 
negative impact on groundwater or surface water resources, and will contribute 

to continuing to sustainably manage these resources. 
 

Goal 2.3.22 is to plan and design an efficient and attractive urban landscape 
that reinforces and enhances Guelph’s sense of place and image, while 
acknowledging innovative design opportunities. The applicant has prepared an 

urban design brief in support of their development that is consistent with the 
objectives of the City’s Urban Design Action Plan as well as the Urban Design 

Concept for the Gordon/Clair Community Mixed Use Node endorsed by Council.  
 
Section 3.3 of the Official Plan establishes the urban form policies of the City. 

This builds upon the major goals discussed above in Section 2.3. Policy 3.3.1 of 
the Official Plan requires the City to promote a compact urban form and a 

gradual expansion of existing urban development. Specifically, this will be 
achieved by several measures, such as redeveloping an existing property in  
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manner compatible with existing built form [3.3.1 a)], and encouraging the 
gradual increase in average residential density of the community [3.3.1 b)]. The 

subject lands are within to the City’s Gordon/Clair Community Mixed Use Node, 
which will provide employment and shopping opportunities in close proximity. 

 
Section 7.2 of the Official Plan has several objectives to consider for residential 
developments. These objectives include ensuring the proper locations of various 

housing types to accommodate a variety of lifestyle and housing needs [7.2b)], 
directing higher density housing to locations that ensure an orderly and efficient 

pattern of land use [7.2 g)], and to promote housing initiatives to facilitate a 
more compact urban form and increased variety of housing alternatives [7.2 j)]. 
Further, conflicts between various housing forms are to be minimized, while also 

maintaining the stability and character of built form in existing established 
residential neighbourhoods [7.2 c) d)]. The residential development objectives 

also encourage development in areas where necessary municipal services and 
infrastructure are currently available. Overall the proposed high density 
residential development will provide a compact form of housing that contributes 

to a mix of housing types in the surrounding neighbourhood and the City. The 
proposed apartment buildings are sited in a way that will maintain an adequate 

buffer and transition to adjacent existing residential development and public 
roadways. Engineering staff have confirmed that adequate municipal services 

and physical infrastructure are available for the development. 
 
Overall, in Planning staff’s opinion, the proposed Official Plan Amendment 

conforms to the goals and objectives of the Official Plan. 
 

b) Suitability of the site or area for the proposed use, especially in relation to 
other sites or areas of the City. 

 

Staff Comment: The subject lands are appropriate for a high density residential 
development. The subject site has been contemplated since the adoption of OPA 

48 for high density development. To guide future development applications, an 
Urban Design Concept for the Gordon/Clair Community Mixed Use Node was 
prepared and endorsed by Council on July 11, 2016 (See ATT-8). The Urban 

Design Concept shows two fourteen (14) storey apartment buildings on the 
subject lands. Further, the increased residential density will allow additional 

units to be accommodated within the conceptual built form of the site in the 
Urban Design Concept, while allowing an increased variety of apartment unit 
sizes. 

 
c) Compatibility of the proposed use with adjacent land use designations. 

 
Staff Comment: The proposed high density residential uses with the additional 
height and density proposed are compatible with the adjacent land use 

designations to the site. The subject lands are bound to the north and west 
(across Gordon Street) with additional lands designated in OPA 48 for high 

density residential uses. The lands to the east are designated “Medium Density 
Residential” in OPA 48. These lands to the east, along Hawkins Drive have 
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recently been developed with on-street townhouses. To the south, the lands are 
within the future Clair-Maltby Secondary Planning Area and subject to further 

and on-going review as to the ultimate community structure and accompanying 
land uses. 

 
The proposed layout of the apartment buildings on the site, such as minimum 
setbacks and angular planes, will be established through the accompanying 

Zoning By-law. The highest apartment buildings will be located closest to 
Gordon Street, and Building 3, the eight (8) storey apartment building at the 

most easterly portion of the site will be adequately setback from the adjacent 
medium density residential uses on Hawkins Drive through the establishment of 
a 39 metre minimum naturalized area buffer. 

 
The existing high density residential land use for the site was established 

through OPA 48. The subject lands were seen as a suitable location for a high 
density residential development to support the Gordon/Clair Community Mixed 
Use Node, and also the proximity and ability to have the primary vehicular 

access off Gordon Street. Principle 3 of the Urban Design Concept Plan for the 
Gordon/Clair Mixed Use node is to locate signature and taller buildings at focal 

points and key intersections, and within walking distance of Gordon Street. 
Planning staff are of the opinion that this development proposal contributes to 

achieving the vision in the concept plan. 
 

d)-e) The need for and the market feasibility of the proposed use, in light of 

projected population and employment targets. 
 

Staff Comment: The City’s Growth Management Strategy in Section 2.4.3 of 
the Official Plan requires the City to accommodate anticipated residential growth 
through planning for an ultimate population forecast of 175,000 by the year 

2031. The 2017 Growth Plan for the Greater Golden Horseshoe further projects 
the City’s population to be 191,000 in 2041. The City’s Growth Management 

Strategy anticipates the rate of annual growth to be 1.5%. Overall, new growth 
is to be moderate and managed to maintain a compact and human-scale city.  
 

The applicant’s request for an Official Plan Amendment is responding to local 
market demand to contribute to the City’s housing stock, as well as the ultimate 

development of these lands as envisioned by the City through the lands being 
redesignated through OPA 48 as High Density Residential. 
 

It is the opinion of Planning staff that there is a need for and a market feasibility 
for the proposed high density residential development, in consideration of the 

City’s plan to achieve the population projections to 2031 and also 2041 in the 
2017 Growth Plan.  

 

 
 

f) The extent to which the existing areas of the City designated for the 
proposed use are developed or are available for development. 
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Staff Comment: The subject lands have been redesignated to “High Density  

Residential” through OPA 48 coming into effect. The applicant’s Official Plan 
Amendment has requested additional height and density to accommodate a 

proposed high density residential development. To fulfill the High Density 
Residential land use designation on the subject lands and also the City’s 
vision for the Gordon/Clair Mixed Use node as expressed by through the 

Urban Design Concept Plan, the applicant has requested a site specific 
Official Plan Amendment to permit additional height and density. At the time 

the applications were submitted to the City in January 2017, the Official Plan 
in effect at the time did not contain maximum height policies for residential 
developments. The subject site represents one of the areas in the southern 

portion of the City that is most appropriate to accommodate a high density 
residential development. 

 
g) The impact of the proposed use on sewage, water and solid waste 

management systems, the transportation system, community facilities and 

the natural environment. 
 

Staff Comment: The proposal represents a cost-effective and compact form 
of development that will make efficient use of existing services and 

infrastructure. Municipal services have been extended to surround the 
subject lands in anticipation of future development along both Gordon Street 
and Poppy Drive East. Engineering staff have confirmed that adequate water 

and sanitary capacity exists to service the proposed development (ATT-13).  
 

Through the site plan review process, staff will evaluate solid waste 
management requirements, and will require the applicant to submit a Waste 
Management Plan. The Waste Management Plan will be adopted and adhered 

to through any future plan of condominium application. The applicant has 
indicated to staff that they intend to accommodate a three stream waste 

system that includes organics, recycling and garbage. 
 
Engineering staff have reviewed and accepted a Traffic Impact Study (TIS) 

provided by the applicant. Upon review and discussions with the applicant’s 
Traffic Engineering consultant, Engineering staff have identified several 

required improvements to the existing road network that are influenced by 
the proposed development. Specifically, the applicant will be required to pay 
for and install a new traffic control signal at the main street entrance to the 

site off Gordon Street and Gosling Gardens. Additional left turning lanes will 
also be required to be installed along Gordon Street into the site and onto 

Gosling Gardens. With these improvements to Gordon Street in front of the 
subject lands, the traffic from the proposed development can be 
accommodated appropriately by the City’s transportation network. Section 

4.1.1 vi of the Official Plan requires all municipal site services, including 
transportation networks are be adequate to accommodate development. 
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The applicant has provided the City with a $500,000 security to cover the 
estimated cost of the design and construction of the required traffic control 

signals and turning lanes on Gordon Street at Gosling Gardens and the 
entrance to the site. Further, the applicant has also deposited a reference 

plan, which identifies the land required to be dedicated to the City on the 
Gordon Street right-of-way to accommodate the new turning lanes.  
 

Engineering staff were recommending a holding symbol (H) be added to the 
site specific zoning to secure the required transportation infrastructure 

required to serve the site and proposed development. As the financial 
security was provided to the City by the property owner after Engineering 
staff’s final comments were provided (May 4, 2018 – See ATT-13), 

Engineering staff have confirmed that this $500,000 security is sufficient to 
no longer require the holding symbol (H). 

 
 
The developer has completed an EIS as well as hydrogeological assessment 

of the proposed development. The City’s Environmental Planner and 
Environmental Advisory Committee (EAC) have reviewed these documents in 

the context of the City’s NHS, and have determined that the proposed 
development can be accommodated with no negative impact. 

 
The Upper Grand District School Board did not object to the proposed 
development. The developer will also be required to provide parkland 

dedication as per Section 42 of the Planning Act.  
 

Considering the above, Planning staff are of the opinion and conclude that 
the Official Plan Amendment meets this requirement. 
 

h) The financial implications of the proposed development. 
 

Staff Comment: The developer will be financially responsible for all 
infrastructure improvements and connections influenced by the development, 
such as servicing and utility connections, turning lanes and traffic signals. The 

developer will also be required to pay any development charges in place at the 
time building permit(s) are issued.  

 
Planning staff have also reviewed the proposed development with Finance staff, 
and have arrived at estimates for annual property taxes generated by the site 

and development charges that will be applied at building permit issuance. These 
estimates are previously discussed in the body of this report. Finally, Parks 

Planning staff have indicated that the developer will have to provide a cash-in-
lieu of parkland dedication to the City at the time of building permit issuance. 

 

In summary, the proposed Official Plan Amendment to increase the height and 
density will implement the City’s vision of developing this designated “High Density 

Residential” site within the Gordon/Clair Mixed Use Community Node. The high 
density residential uses proposed are appropriate to support the urban form 
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objectives and policies of the Gordon/Clair Mixed Use Node. This includes 
contributing to the creation of a well-defined focal point, ensuring a compact and 

efficient land use and establishing complementary and compatible land uses that 
are well integrated with adjacent lands in the node.  

 
The proposed development has been designed to ensure compatibility with existing 
and planned development that directly abuts the subject lands, in accordance with 

the Gordon/Clair Community Mixed Use Node Concept Plan as approved by Council 
in July 2016. There is adequate servicing capacity available for the development of 

the subject lands, and the cost of any necessary improvements to existing roads to 
support the development will be the responsibility of the developer. Overall, the 
Official Plan Amendment conforms to the goals and objectives of the City’s Official 

Plan, and the site is suitable for the additional height and density. OPA 65 as 
proposed satisfies all of the criteria required to be evaluated when considering an 

amendment to the Official Plan [Section 9.4]. 
 
Official Plan “High Density Residential” Land Use Designation 

Policy 7.2.44 requires all high density development proposals to comply with 
development criteria that has been established for multiple unit residential buildings 

as further outlined in Policies 7.2.7 ad 7.2.45 of the Official Plan. 
 

The four (4) criteria in Policy 7.2.7 of the Official Plan to be applied to multiple unit 
residential development proposals are as follows: 

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

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

Staff Comment: As the subject lands were designated High Density 
Residential through OPA 48, the City, in consultation with landowners, 
completed an Urban Design Concept to guide the built form and massing of 

anticipated development within the Gordon/Clair Mixed Use Community 
Node. The location of the proposed apartment buildings helps to implement 

this vision. The Urban Design Concept was designed in a manner that the 
massing, appearance and siting of the development were compatible with 
both existing and anticipated development in the vicinity.  

 
The proposed high density residential development has gone through a 

detailed urban design review, with the applicant preparing an Urban Design 
Brief. Staff’s urban design review of the proposal has included making 
recommendations for several modifications from the original proposal to 

better fit the Council-adopted Urban Design Concept. The urban design 
review has also identified the need to incorporate an appropriate transition to 

the adjacent low-rise housing along Hawkins Drive through incorporation of a 
33 degree angular plane requirement within the proposed zoning. This 
results in the eastern most apartment building (Building 3) being setback a 

minimum of 39 metres from the eastern lot line. Between Building 3 and the 
east lot line, the area will also be secured as a landscaped naturalized area in 

the recommended zoning. A significant portion of the required tree 
compensation will be within the naturalized area (See ATT-7). 
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Planning staff are satisfied that the proposed multiple residential 
development’s built form, massing, appearance and siting is compatible with 

planned and existing development in the surrounding area. 
 

b. The proposal can be adequately served by local convenience and 
neighbourhood shopping facilities, schools, parks, recreational facilities and 
public transit.  

 
Staff Comment: The subject lands are within easy walking distance to the 

Gordon/Clair Mixed Use Community Node to the north, which contains 
various retail, service and entertainment facilities to serve the day to day 
needs of residents living within this development. The layout of the proposed 

development has included appropriate pedestrian and vehicular connections 
to access the mixed use node to the north and west. The site further 

presents excellent access to public transit and other community facilities such 
as the South End Recreation Centre, parks, schools and libraries that are 
widely available within the southern portions of Guelph. 

 
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.  
 
Staff Comment: City staff review of the TIS has indicated that with the 

required improvements to Gordon Street in front of the subject lands, the 
traffic from the proposed development can be accommodated appropriately. 

Future traffic control signals with dedicated left turning lanes will be installed 
at the intersection of Gordon Street and the primary site access to the main 
street. Revisions to the initial proposal have been made to properly align the 

main site access with the existing Gosling Gardens and Gordon Street 
intersection. This direct alignment will allow the creation of a full movement, 

four point intersection that can be controlled by traffic signals. The majority 
of the traffic to and from the site will utilize this intersection to access 
Gordon Street. Gosling Gardens, which is immediately west of the site has 

been designed in a manner to discourage through traffic. More details on 
Gosling Gardens are discussed later in this report. 

 
The site will be designed around a main, central roadway. This private 
roadway will have on-street visitor parking and lay-by areas near the 

apartment building main entrances. The main central roadway adjoins 
another primary private roadway which leads north to Poppy Drive East. The 

majority of the required parking for the proposed development will be 
provided underground. These underground parking facilities will be accessed 
from secondary private service roads off the main central roadway. 

 
Three storeys of underground/enclosed parking with 722 spaces are 

proposed for the four residential buildings, along with 28 surface visitor 
parking spaces, totaling 750 off-street parking spaces on the site. A total of 
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680 off-street parking spaces are required for the 540 apartment units, and 
the applicant is proposing an off-street parking ratio of 1 parking space per 

45 square metres of gross floor area for non-residential uses. For the 1,476 
square metre commercial amenity building, this would require an additional 

33 parking spaces for a total of 713 on the site. Visitor and designated 
accessible parking spaces will be provided within this mix on-site, both at 
surface and underground. In Planning staff’s opinion, adequate parking is 

being provided on site to meet the demands generated by the proposed land 
uses. 

 
d. Adequate municipal infrastructure, services and amenity areas for the 

residents can be provided. 

 
Staff Comment: Engineering staff have reviewed the proposed development 

and have confirmed that adequate municipal infrastructure can be provided. 
The applicant will be required to make the necessary service lateral 
connections to provide full municipal services to the site, along with 

upgrading the intersection of Gordon Street and Gosling Gardens with traffic 
signals and turning lanes to access the site.  

 
The proposed development exceeds the minimum required amount of 

amenity space. Based on the number of dwelling units provided, the 
applicant is required to provide 11,260 m2 of common amenity space, but is 
exceeding this by providing 19,540.7 m2 of common amenity space 

(including space within Building 5 – the commercial amenity building).  
 

Growth Management Strategy 
Section 2.4 of the Official Plan has policies regarding the City’s Growth Management 
Strategy. An objective of the City’s Growth Management Strategy as it pertains to 

developing in greenfield areas is to have a diverse mix of land uses at transit 
supportive densities [2.4.2 c)]. The DGA must collectively be developed to a 

minimum density of 50 people and jobs per hectare [2.4.10.1 a)]. Developments 
within the DGA will provide for a diverse mix of land uses to support vibrant 
neighbourhoods and have high quality urban design [2.4.10.1 d), e)]. The subject 

site is located within the DGA and the proposed development will have 168.75 units 
per hectare, which will positively contribute towards meeting the Growth Plan’s 

minimum DGA density requirement. 
 

Overall the proposed development consisting of 540 apartment dwelling units and 

1,476 square metres of commercial amenity space will contribute to creating a 
complete community. The subject lands will also be well integrated within 

Gordon/Clair Mixed Use Community Node, providing opportunities to shop, work 
and play in close proximity. The proposed development is consistent with and 
conforms to the Growth Management policies in the Official Plan. 

 
Community Energy Initiative 

The applicant has provided a letter summarizing how their proposed development 
will meet the goals and objectives and support the City’s Community Energy 
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Initiative (CEI) through the implementation of several conservation measures, 
energy efficient fixtures and building and construction techniques (ATT-11). This is 

consistent with Section 6 of the Official Plan. 
 

Urban Design Review 
Section 3.3 of the Official Plan sets out urban form policies for the City that all 
developments must achieve. The City is to promote a compact urban form and a 

gradual expansion of existing urban development through several objectives. First 
of all, the redevelopment of existing properties is encouraged, provided that it is 

done so in a manner that is compatible with existing built form [3.3.1 a)]. The 
proposed redevelopment of the existing property proposes to increase the density 
within the Gordon/Clair Mixed Use Node and to Gordon Street. The layout of the 

proposed apartment buildings has been done in a manner that respects and is 
compatible with the existing and surrounding built form. Adequate setbacks have 

been included to ensure privacy to the adjacent on-street townhouses along 
Hawkins Drive to the east. The height of one of the originally proposed apartment 
buildings closest to Hawkins Drive was reduced from ten (10) to eight (8) stories. 

Planning staff are of the opinion that the layout and massing of the current high 
density development is compatible with the existing built form and achieves a 

continued gradual increase in the average residential density of the community – 
particularly surrounding the Gordon/Clair Mixed Use Node.  

 
The Urban Form policies also promote a range of building types and innovative 
designs to meet the diverse needs of the community [3.3.1 g)], and the reuse, 

revitalization and redevelopment of commercial sites that are under-utilized or no 
longer in use. The rear portion of the site was formerly used by the Brock Road 

Nursery. In 2013, this portion of the nursery was severed in anticipation of future 
redevelopment as it was no longer required for use of the nursery business. The 
apartment buildings proposed as part of the redevelopment are to contribute to 

adding a range of residential housing stock to the south Guelph area. The proposed 
apartment buildings are being strategically placed to ensure compatibility and 

connectivity with surrounding lands within of the Mixed Use Node. 
 
Environmental sustainable development is to be promoted through development 

practices that are sensitive to the natural environment, and implementing programs 
such as monitoring systems to maintain environmental quality [3.3.2 a)]. The use 

of environmentally-friendly design concepts is also encouraged [3.3.2 c)]. The 
proposed development has been reviewed to ensure that there will be no negative 
impacts to the City’s Natural Heritage System. The applicant has committed to 

include green roofs on all four apartment buildings. 
 

Section 3.6 of the Official Plan contains the City’s Urban Design policies. When 
considered in the context of the proposed development, these policies seek to 
create a safe, functional and attractive built environment. As part of the proposed 

development, the applicant has prepared an Urban Design Brief to ensure 
consistency with the urban design policies.  
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The apartment buildings proposed have been tiered, with a defined bottom, middle 
and top to provide an appropriately scaled street wall. The base of the apartment 

buildings will include townhouse units to provide additional housing form, and be 
oriented towards Gordon Street as well as the main internal road and exterior 

common amenity areas and open space areas that are central to the site. The 
buildings have been articulated and designed to have windows on all sides so that 
there are no blank facades as part of a pedestrian oriented design [3.6.8, 3.6.10]. 

Planning staff are recommending provisions to limit the area of the upper storey 
floorplates and also for a minimum separation between apartment buildings be 

included in the zoning. 
 
The development has been designed to front and address Gordon Street. The 

townhouse units at the base of Gordon Street along with the main street will have 
pedestrian connections to primarily address the site’s functional frontage onto 

Gordon Street. A sidewalk will be constructed along Gordon Street and will be able 
to accommodate a future pedestrian connection to the Gordon/Clair Mixed 
Community Use Node. The site’s location is within proximity to existing transit 

service and is adjacent to bicycle lanes on Gordon Street. The development will be 
well served by all forms of transportation [3.6 g)]. The buildings will be oriented 

around open spaces, plazas and streets that will be on a modified grid and reflect 
the visual character and architectural and building material elements that are found 

in older, established areas of the City [3.6.9]. The vehicular and pedestrian facilities 
on the subject site have been designed to be connected to future developments to 
the north and south. This includes providing a northerly, private street extension to 

Poppy Drive to connect with Farley Drive (See Condition No. 14 in ATT-4). The 
private roadways within the proposed development are intended to provide 

pedestrian, cycling and vehicular connectivity within the Gordon/Clair Mixed Use 
Community Node, connect to the public roads surrounding the site and function like 
public streets. 

 
Surface parking, amenity and open space areas on the site have been located 

throughout the site in strategic locations to provide for informal surveillance. The 
exterior amenity areas are visible and easily accessible to all buildings on the site 
[3.6.12 and 3.6.21]. Further, the buildings and exterior amenity areas will be 

designed to be accessible to all in accordance with the City’s Facility Accessibility 
Design Manual (FADM) [3.6.1, 3.6.22].  

 
The majority of parking has been located underground on the site to make the most 
efficient use of the space, create a compact development, and to reduce the 

amount of surface parking. Loading areas, utilities and service areas will be 
appropriately screened with landscaping details [3.6.14, 3.6.15, 3.6.16].  

 
The City’s Urban Design Action Plan contains a vision to transform the Community 
Mixed Use Nodes into “urban villages” – distinct areas of the City that are mixed-

use, transit and pedestrian oriented areas and focal points for higher density 
housing and office and retail employment. In July 2016, an urban design concept 

plan was approved for the Gordon/Clair Community Mixed Use Node (See ATT-8). 
The approved concept plan is to be used to guide development applications in and 
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surrounding the Community Mixed Use Nodes. For the Gordon/Clair Mixed Use 
Node, the urban design concept plan establishes several key ideas such as 

establishing sections of Farley Drive (south of Goodwin Drive) as a main street for 
the surrounding neighbourhoods, and locating taller buildings south of Poppy Drive 

and close to Gordon Street within the lands designated as High Density Residential 
through OPA 48.  
 

Planning staff have worked with the applicant to develop a design of the proposed 
development that reflects the urban design concept plan for the Gordon/Clair Mixed 

Use Node. Provisions have been made to allow for a northerly private extension of 
Farley Drive from the subject property through to Poppy Drive East. To secure a 
future connection of Farley Drive into the site through the adjacent property, 

Planning staff are recommending an access easement to be registered in favour of 
the adjacent property to the north, prior to site plan approval (See Condition No. 14 

of ATT-4). Planning staff are also supportive of the lower building heights and 
buffers that have been created to the east property line through an increased 
setback and incorporation of an angular plane.  

 
Planning staff are of the opinion that the proposed development is consistent with 

the urban design policies and objectives in the Official Plan and the City’s Urban 
Design Action Plan. Planning staff are also of the opinion that the proposed high 

density development concept implements the vision established through the urban 
design concept plan for the Gordon/Clair Mixed Use Node. The recommended 
Zoning By-law provisions for the site (See ATT-7) will secure key site design 

elements such as incorporating minimum setbacks to all lot lines and between 
buildings, maximum heights for all five buildings, angular planes to both Gordon 

Street and Hawkins Drive, and maximum floor plate sizes to ensure the buildings 
gradually step back.  
 

Environmental and Natural Heritage Review 
The environmental policies of the Official Plan have been addressed during the 

review of the application through the review and approval of an Environmental 
Impact Report (EIS). 
 

Although there are no mapped designated natural heritage features and areas on 
the subject lands in the Official Plan, the applicant was required to complete an 

Environmental Impact Study (EIS) due to the Halls Pond Provincially Significant 
Wetland (PSW) complex being approximately 120 m to the south. An EIS was also 
required to assess a small unmapped wetland, consider ecological functions of the 

subject property and to integrate the results of a tree inventory and compensation 
plan, hydrogeological study and geotechnical report. Through the EIS, no significant 

natural heritage feature such as other wetlands and/or cultural woodlands were 
found on the subject lands. 
 

The subject property contains a 0.135 hectare wetland that is proposed to be 
removed to accommodate the proposed development. Through the environmental 

review it was determined that this small wetland did not meet the criteria for 
designation as per the Natural Heritage policies of the Official Plan. The removal of 
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the wetland was also reviewed by the Grand River Conservation Authority (GRCA) 
who have confirmed they have no concerns.  

 
The City’s Environmental Advisory Committee (EAC) reviewed the EIS submitted by 

the applicant, and passed a motion to conditionally accept it on November 8, 2017. 
EAC’s conditions in accepting the EIS include the applicant preparing and updating 
their geotechnical and hydrogeological assessments, including a water balance, to 

staff’s satisfaction, prior to a recommendation on the Zoning By-law Amendment. 
This condition has been completed to Environmental Planning and Engineering 

staff’s satisfaction. EAC also listed several remaining items that were to be provided 
to staff’s satisfaction prior to site plan approval. Environmental Planning staff have 
supported this recommendation of EAC and have included these items to be 

addressed at site plan approval in their comments. These items are included in 
ATT-4. 

 
Tree Removal and Compensation 
A total of 666 trees on the subject site are proposed to be removed. Of the trees 

scheduled for removal, 612 have been identified as requiring compensation as per 
the City’s Private Tree By-law. These tree removals will be compensated by either 

planting 1,836 native trees or providing a $500 cash-in-lieu payment per 
compensation tree to the City. 

 
On March 7, 2018, the City issued a permit to remove a portion of trees on the 
subject lands. In total, this permit conditionally allowed 165 trees to be removed. 

Conditions of this permit required remaining trees on the subject lands to be 
protected at the current time, including installing protective hoarding around 

retained trees, removing the trees by April 1, 2018 to avoid the core breeding bird 
nesting period as per the federal Migratory Birds Convention Act. The remainder of 
the 612 total trees identified for removal in the Tree Inventory and Compensation 

Plan in the EIS will be reviewed and further considered at site plan approval. 
 

In conclusion, Planning staff are of the opinion that the proposed Official Plan 
Amendment and Zoning By-law Amendment conforms with the Official Plan. 
 

 
Official Plan Amendment 48 

On June 5, 2012, the City adopted Official Plan Amendment No. 48 (OPA 48), a 
comprehensive update to the Official Plan. The Minister of Municipal Affairs and 
Housing approved OPA 48 with modifications on December 13, 2013. At the time 

the applications were submitted to the City on January 17, 2017, OPA 48 was under 
appeal to the Ontario Municipal Board (OMB) in its entirety and the policies not in 

effect. However, consideration must be given to the policies of OPA 48 since it was 
adopted by Council when the applications were submitted and it provides guidance 
for development within the City and within the context of the Provincial Growth 

Plan. As the applications were submitted prior to OPA 48 coming into effect, the 
policies from the September 2014 Consolidated Official Plan apply to the evaluation 

of these applications. 
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The OMB issued a decision and order on October 5, 2017, approving OPA 48 with 
modifications and the exception of site specific policy and land use appeals not 

applicable to the subject lands. This decision by the OMB brought the “High Density 
Residential” land use designation proposed from OPA 48 into effect for the subject 

lands.  
 
Through the evaluation of the applications, staff have had regard for the Council 

adopted policies within OPA 48. In designating the subject lands “High Density 
Residential”, OPA 48 identified the subject lands as a suitable location for a high 

density residential development within the Gordon/Clair Mixed Use Community 
Node. 
 

OPA 48 contains several objectives for residential developments. Many of these 
objectives are carried over from the 2001 Official Plan, with minor modifications 

and additions. OPA 48 facilitates the development of a full range of housing types, 
affordability and densities, with development being compatible between various 
housing forms, non-residential uses and the general character of neighbourhoods. 

Further, new residential development is to be located to facilitate and encourage 
convenient access to employment, shopping, institutions and recreation by walking, 

cycling and the use of transit. The proposed development will introduce high 
density development to support the Gordon/Clair Mixed Use Community Node, and 

other amenities along Gordon Street and Clair Road. The subject site is well served 
by nearby shopping facilities, schools, City recreation facilities and major 
employment in the Hanlon Creek and Southgate Business Parks. The buildings are 

positioned on the subject lands in a manner that is compatible with surrounding 
uses and neighbourhoods. Planning staff are of the opinion that the proposed 

development is consistent with and meets the objectives in Section 9.3 of OPA 48 
for residential land use designations. 
 

OPA 48 builds on Policy 7.2.7 on the Official Plan (discussed earlier in this report) 
by applying additional criteria to evaluate multi-unit residential building 

development proposals against. In addition to the four criteria in Policy 7.2.7 of the 
Official Plan, Section 9.3.1.1 of OPA 48 also requires multi-residential developments 
to provide adequate vehicular access, parking and circulation [9.3.1.1.5]. Further, 

surface parking and driveways are to be minimized, and the development shall 
extend, establish and reinforce a publicly accessible street grid to ensure 

appropriate pedestrian, cyclist and vehicular connectivity [9.3.1.1.7, 9.3.1.1.8]. The 
proposed development will have its main driveway off Gordon Street, and will be 
controlled by traffic signals. The main driveway will align with Gosling Gardens and 

continue the grid network through publicly accessible roadways on the site. 
Provisions have also been made through the requirement to establish an easement 

to support the future southerly extension of Farley Drive. The majority of the 
parking for the site will also be underground in a three level garage. 

 

The proposed high density residential development, with a net density of 175 units 
per hectare, is in general conformity with the subject site’s “High Density 

Residential” land use designation. In OPA 48, developments within the High Density 
Residential designation are to be at a density between 100 and 150 units per 
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hectare. In Planning staff’s opinion, the increase in density can be accommodated 
as the proposed buildings are strategically placed and massed appropriately on the 

site in a manner that is compatible with surrounding land uses. In addition, the 
appropriate infrastructure will be provided concurrently with this proposal, as 

explained previously in this report. 
 
Overall, the proposed Zoning By-law Amendment and Official Plan Amendment 

conform to the goals and objectives of OPA 48. 
 

 
Zoning By-law 
 

Proposed Zoning By-law Amendment 
The requested rezoning of the subject site to the R.4B-20on the subject lands is 

appropriate to accommodate the development of a high-density apartment building 
with an associated commercial amenity building. 
 

Specialized and Site-Specific Zoning Provisions 
The applicant has requested the following site specific provisions be included in the 

Zoning By-law for the subject lands: 

 To add Stacked and Cluster Townhouses as permitted uses; 

 to add Office, Take-out restaurant and Personal Service Establishment as 

permitted uses within the commercial amenity building; 

 to permit a maximum density of 175 units/ha; 

 to permit a maximum building height of fourteen (14) storeys or a maximum of 

50 metres in height, whichever is greater;  

 for building heights to not exceed a 51-degree Angular Plane projected from the 

Gordon Street Centreline R.O.W. and a 33-degree Angular Plane projected from 

the Side Lot Line that is adjacent to Hawkins Drive; 

 to require a minimum separation distance between any two buildings over nine 

(9) stories of 35 metres, measured to the base of the building at ground level; 

 to permit a minimum off-street parking size within an enclosed garage of 2.7 

metres by 5.5 metres;  

 for non-residential uses, to require an off-street parking ratio of 1 parking space 

per 45 square metres of gross floor area; and 

 to permit a maximum floor space index (FSI) of 2.0. 

 

Through further review of the most current submission, Planning staff are also 

recommending the following specialized zoning provisions be added to the list 
above and be included in the Zoning By-law Amendment to secure various elements 
of the proposed site design: 
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 To recognize the Gordon Street frontage as the front yard; 

 to limit the maximum Gross Floor Area for the permitted non-residential uses to 

1,476 square metres and for the non-residential uses only be located within the 

commercial amenity building;  

 to require a minimum setback from the north lot line of 12 metres; 

 to require a minimum setback from the south lot line of 3 metres; 

 to require a minimum setback to the west lot line (Gordon Street right-of-way) 

of 6 metres; 

 to require a minimum setback and consisting of a landscaped buffer to the east 

lot line of 39 metres. Further, to recognize the north south roadway and 

entrance to the site from Poppy Drive East, to not apply a minimum yard 

setback to the east lot line of the site, measured a minimum 125 metres south 

of Poppy Drive East (length of north-south roadway segment); 

 to require a minimum distance between the building face of buildings exceeding 

9 stories to be 35 metres, measured between the base of the buildings at 

ground level; 

 to include a definition of Landscape Buffer, meaning “the area of a Lot which is 

at grade and Used for the growth and maintenance of natural vegetation and 

indigenous species and other landscaping”;  

 to require a maximum floorplate for building stories: 

o stories 1 to 11 – no minimum floor plate; 

o stories 12 to 13 – 1,300 m2; 

o storey 14 – 1,150 m2; 

 to permit an underground parking structure to be setback 0 metres from a lot 

line; 

 to not require a minimum private amenity area per dwelling unit for stacked 

and cluster townhouses; and 

 to permit visitor parking to also be located underground, provided the spaces 

are unobstructed and clearly identified as being reserved for the exclusive use 

of visitors. 

 
 
Consultation and Communication 

 
Public Meeting 

The statutory Public Meeting for this application was held before Council on April 
10, 2017. Notification for the Public Meeting was mailed to City departments, local 
boards and agencies and all property owners within 120 metres of the subject lands 

on March 17, 2017. Details on the Public Meeting were also advertised in The 
Guelph Tribune on March 16, 2016. Further details on the public notifications for 

these applications can be found in ATT-15. 
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At the Public Meeting, several delegates addressed Council and staff on the 
applications. Council requested staff review and respond to several aspects of the 

development including traffic impacts, increased density, increased building height, 
shadow impacts, the possibility of the internal roadways being public, tree 

removals, waste collection, alignment with the Community Energy Initiative (CEI), 
and servicing capacity. These aspects of the proposed development have been 
discussed throughout this report. 

 
Modifications to Applications 

On November 3, 2017, the applicant submitted revised applications to the City, 
which included design changes to their proposed development. The design changes 
were made in response to comments received by members of the public, agencies 

and City staff since the Public Meeting in April 2017. These changes include 
reducing the total number of apartment buildings on the subject lands from five to 

four, reducing the height of Building 3 from ten (10) stories to eight (8) stories, 
relocating the commercial amenity building from between Buildings 1 and 2 to a 
new standalone building at the southwest corner of the site, increasing the number 

of units from 491 to 540 through the allocation of smaller unit sizes, and replacing 
the 2, four (4) storey buildings with one, eight (8) storey building. The entrance to 

underground parking for Buildings 1 and 2 was also relocated to the north side of 
the buildings from the south side off the main roadway. 

 
Planning staff sent a Notice of Revised Application to prescribed agencies, City 
departments and surrounding property owners. Based on direction received by 

Council, Planning staff increased the radius of property owners that received this 
notice from the subject lands to 200 metres from 120 metres. The applicant hosted 

a Neighbourhood Information Meeting and Open House on January 23, 2018 to 
present the revisions to the public and obtain further input. 
 

Response to Public Comments 
 

Hawkins Drive On-Street Townhouses 
The initial proposal has been modified for Building 3 to have a greater east yard 
setback from the property line shared with the Hawkins Drive townhouses. Further, 

the height of Building 3 has been reduced from ten (10) to eight (8) stories. The 
massing of Building 3 has also been further refined to include new building 

stepbacks on the upper storey and mechanical penthouse. The reduction in height 
and stepback on the upper storey has increased the angular plane to the east 
property line.  

 
In the Urban Design Brief, the applicant has completed a sightline analysis of the 

revised building height and location from the rear yards of the townhouses on 
Hawkins Drive. Without considering any vegetation, trees and other landscaping 
that will be planted between Building 3 and the east lot line, only the upper three 

stories will be visible. 
 

The east yard setback is proposed to be 39 metres between Building 3 and the east 
lot line to the townhouse properties along Hawkins Drive. Between Building 3 and 
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the east lot line is a proposed 0.24 hectare naturalization area. This naturalization 
area will receive a significant portion of the applicant’s proposed tree compensation 

plantings. It is anticipated that the naturalized area will act as a further soft buffer 
between Building 3 and the Hawkins Drive townhouses, with a tree canopy cover 

that will grow and naturally increase over time.  
 
The applicant has also completed a four season shadow study for the entire 

development. Results of the shadow study indicate that the rear yards of the 
Hawkins Drive townhouses will be partially covered in mid to late afternoon on 

during the winter solstice (i.e. December 21). The rear yards of the most southerly 
townhouses on Hawkins Drive will also be partly covered in shadows in the evening 
hours during the spring and summer equinox (i.e. March 21 and September 21). 

Overall, reasonable solar access within the adjacent rear yards on Hawkins Drive is 
maintained. The additional shadowing impacts on Hawkins Drive are the result of 

Building 3 – one of the eight (8) storey apartment buildings. Through the 
incorporation of a significant setback and naturalized buffer, the buildings are not 
expected to produce any negative impacts with respect to shadowing or loss of 

privacy due to intrusive overlook. No unreasonable loss of sunlight throughout the 
year to adjacent properties is expected. 

 
Traffic 

The initial proposal showed the main internal private roadway as not completely 
aligning with the existing “T” intersection of Gosling Gardens with Gordon Street. 
Through reviewing the initial submission, Traffic and Engineering staff requested 

the applicant modify their proposal so the new private driveway aligned with the 
existing intersection of Gordon Street and Gosling Gardens. 

 
Gosling Gardens is designated as a ‘local road’ in the City’s Official Plan. As per 
Policy 8.2.17.4 a) of the Official Plan, local roads are to be a low speed design, 

having the capacity for two lanes of traffic, usually undivided, with through traffic 
discouraged. When Gosling Gardens was constructed with the development of the 

Bird Landing Subdivision (1897 Gordon Street) in 2015, design considerations were 
implemented to discourage through traffic. Two of these existing design measures 
that have been implemented include a sharp 90 degree curve in the subdivision as 

well as the timing of the traffic signals at Gosling Gardens and Clair Road West to 
give priority to Clair Road West. 

 
Further, Council imposed a draft plan of subdivision condition for the Bird Landing 
Subdivision (1897 Gordon Street) that will require traffic calming along the 

residential portion of Gosling Gardens on the west side of Gordon Street. The 
specific form of traffic calming mechanism is still to be determined and will likely be 

in the form of speed bumps at the time final surface asphalt is installed. Final 
surface asphalt will not be applied to Gosling Gardens until the remaining two multi-
residential development blocks in the subdivision are completed in the coming 

years. 
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ATT-12 

Community Energy Initiative Commitment
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ATT-12 (continued) 

Community Energy Initiative Commitment 
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ATT-12 (continued) 

Community Energy Initiative Commitment
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ATT-12 (continued) 

Community Energy Initiative Commitment
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ATT-13 
Agency and City Department Comments  

 

Respondent 
No Objection 

or Comment 

Conditional 

Support 
Issues /Concerns 

Development Planning* 
 

√ 

 

Subject to conditions in 

Attachment 4 

Engineering* 

 

 

 

√ 

 

Gordon Street intersection 

improvements to be secured,; 

Subject to conditions in 

Attachment 4  

Environmental Planning* 
 √ 

Subject to conditions in 

Attachment 4 

Urban Design* 
 √ 

 

Parks Planning* 
 √ 

Subject to conditions in 

Attachment 4 

Zoning √   

Source Water Protection √ 

 
 

 

Guelph Transit √   

Guelph Hydro* 

 √ 

Underground hydro service 

provisions; Locational provisions 

for transformers, Subject to 

conditions in Attachment 4 

Upper Grand District 

School Board* 
 √ 

Placement of school notice sign, 

notice clauses for residents; 

Subject to conditions in 

Attachment 4 

Wellington Catholic 

District School Board 
√  

 

Guelph Police Service √   

Guelph Fire √   

Grand River Conservation 

Authority*  
 √ 

 

Guelph Wellington 

Development Association  
√  

 

Union Gas Ltd. √   

Canada Post* 
 √ 

Arrangements for community 

mailbox facilities 
* letter/email attached 
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ATT-13 (continued) 
Agency and City Department Comments  
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ATT-13 (continued) 
Agency and City Department Comments  
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ATT-13 (continued) 
Agency and City Department Comments  
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ATT-13 (continued) 
Agency and City Department Comments  
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ATT-13 (continued) 
Agency and City Department Comments  
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ATT-13 (continued) 
Agency and City Department Comments  
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Public Notification Summary 

 
 

 
January 17, 2017  Applications for Official Plan Amendment and Zoning By 

law Amendment (Files OP1701 and ZC1701) submitted to 

the City 
 

February 9, 2017  Applications deemed complete by Planning staff 
 
February 15, 2017  Notice of Complete Application mailed to prescribed 

Agencies, City departments and surrounding property 
owners within 120 metres 

 
February 24, 2017  Notice sign placed on property 
 

March 16, 2017  Public Meeting Notice advertised in the Guelph Tribune 
 

March 17, 2017  Notice of Public Meeting mailed to prescribed Agencies, 
City departments and surrounding property owners within 

120 metres 
 
April 10, 2017  Statutory Public Meeting of City Council 

 
November 3, 2017  Revised Applications for Official Plan Amendment and 

Zoning By law Amendment (Files OP1701 and ZC1701 
submitted to the City 

 

November 23, 2017  Notice of Revised Applications mailed to prescribed 
Agencies, City departments and surrounding property 

owners within 200 metres 
 
January 23, 2018  Neighbourhood Information Meeting and Open House 

hosted by Applicant/Developer on Revised Applications 
 

January 25, 2018  Notice of Third Resubmission mailed to prescribed 
Agencies, City departments 

 

May 30, 2018  Notice of Decision Meeting sent to parties that    
                                     commented on applications or requested notice 

 
June 11, 2018  City Council Meeting to consider staff recommendation 

 

 
 


