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Staff 

Report 

To   City Council  
 

Service Area   Infrastructure, Development and Enterprise Services  
 

Date    Monday, April 8, 2019  
 

Subject   Statutory Public Meeting Report  

   205 - 213 Speedvale Avenue East  
Proposed  Zoning By - law Amendment  

   File: OZS18 - 011  

   Ward 2  

Report Number   IDE -2019 -38  
 

Recommendation  

That Report IDE  20 19 -38  regarding  proposed  Zoning By - law Amendment 
application  submitted by  Black, Shoemaker, Robinson  and Dona ldson Limited on 

behalf of the o wners, Beryl Isobel Beard and Michael Fortin to permit the 
development of a three -storey, 21 -unit apartment building and the conversion of 

the existing dwelling located at 213 Speedvale Avenue East into a three -unit  
building on lands municipally known as  205, 207, 211 and 213 Speedvale Avenue 
East , and legally described as Part of Lots 30 and 31, Registered Plan 221 , City of 

Guelph  from In fra structure, Development and Enterprise dated  April 8 , 2019 , be 
received . 

 

Executive Summary  

Purpose of Report  
To pr ovide planning informatio n on a  Zoning By - law Amendment  application 

submitted for the lands  munic ipally know n as 205 -213 Speedvale Avenue East.  The 
purpose of the proposed Zoning By - law Amendment is  to permit the  development 

of a three -storey, 21 -unit apartment building and the conversion of the existing 
single detached dwelling located at 213 Speedvale Avenue East into a three -unit 
building.  This report has been prepared in conjunction with the Statutory Public 

Meeting for this application.   
 

Key Findings   

Key findings will be reported in the future Infrastructure, Development and 

Enterprise recommendation report to Council.  

 

Financial Implications

Financial implications will be reported in the future Infrastructure, Development and 

Enterprise recommendation report to Council.  
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Report  
 
Background  

An application was received from Black, Shoemaker, Robinson and Donaldson 
Limited on behalf of the o wner s, Beryl Isobel Beard and Michael Fortin to amend 
the Zoning By - law for the lands municipally known as  205, 207, 211 and 213 (205 -

213) Speedvale Avenue East .  The application was received by the City on 
December 18 , 2018 and deem ed to be complete on January 17, 2019 . 

 
Location  
The subject lands are  located at the south -west corner of Speedvale Avenue East 

and Delhi Street and are  comprised of four properties municipally known as 205, 
207, 211 and 213 Speedvale Avenue East (see ATT -1 -  Location Map and ATT -2 -  

Orthophoto).  The lands are approximately 0.53 hectares in size with approximately 
81 metres of frontage along Speedvale Avenue and approximately 45 metres of 
frontage along Delhi Street.  There are four existing single detached residential 

dwellings located on the subject lands.  The applicant is proposing to demolish the 
existing dwellings located on 205, 207 and 211 Speedvale Avenue East and convert 

the existing dwelling located on 213 Speedvale Avenue East in to  a three -unit 
building.   
 

Surrounding land uses include:  
To the north:  Speedvale Avenue, beyond which are lands zoned  for  and developed with 

single detached residential dwellings;  
To the south:  lands zoned for and developed with apartments, and single detached 

residential dwellings;  
To the east:  Delhi Street, beyond which are lands zoned for and developed with single 
detached residential dwellings; and,  

To the west:  lands zoned for and develope d with single detached residential dwellings, 
beyond which is Marlborough Road.  

 
Existing Official Plan Land Use Designations and Policies  
The Official Plan land use designation  that applies  to the subject lands is ñLow 

Density Residentialò.  This designation applies to residential areas within the built -
up area of the city which are currently predominantly low -density in character. The 

predominant land use in this designation is residential and includes single and semi -
detached dwellings, and multiple unit residential bu ildings, such as townhouses and 
apartments.   The maximum building height  within this designation is three (3) 

storeys.   The minimum density required in this designation is 15 units per hectare 
and the maximum density permitted i s 35 units per hectare.  In accordance with 

the Height and Density Bonus policies of the Official Plan, increased height and 
density may be permitted for development proposals on arterial and collector ro ads 
without an amendment to the Official  Plan up to a maximum height of six (6) 

storeys and a maximum net density  of 100 units per hectare.  
The relevant policies for the applicable land use des ignation  is included in ATT -3.  
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Existing Zoning  
The subject lands are currently zoned ñResidential Single Detachedò (R.1B), 

according to  Zoning B y- law (1995) -14864, as amended.  
 

The existing zoning is shown  in ATT-4. 
 
Proposed Zoning By - law Amendment  

The intent of the application is to change the zoning from the ñResidential Single 
Detachedò (R.1B) Zone to a ñSpecialized Infill Apartmentò (R.4D-?) Zone .  In 

addition to the re gulations set out in Table 5.4 .2  ï for the ñInfill Apartmentò (R.4D) 
Zone of Zoning By - law (1995) -14864, as amended, the following specialized 
regulations have been requested to facilitate  this proposal:  

 
¶ To permit a minimum of 25 parking spaces, whereas the Zoning By - law 

requires a minimum of 35 parking spaces for the proposed development (1 .5  
parking space s per unit  for the first 20 units and 1.25 parking spaces for 
every unit  in excess o f 20 ((1.5x20=30) + (4x1.25=5)); and,  

¶ To permit a minimum rear yard  setback  of 2.5 metres, whereas the Zoning 
By- law requires a rear yard  setback  equal to 20% of the lot depth (81 metres 

x 20%=16.2 metres) or one -half the building height (3.2 metres/2=1.6 
metres), whichever is greater, but in no case less than 7.5 metres.  

 
The propo sed zoning is shown  in ATT -5. 
 

Proposed Development  
The applicant is pro posing to develop the lands with a three -storey, 21 -unit apart ment 

building and convert  the existing  single detached  dwelling located at 213 Speedvale 
Avenue East in to a three -unit building.  The applicant is proposing 25 parking spaces, a 
full moves access onto Delhi Street and a right - in/right -out access onto Speedvale 

Avenue.  The gardens and wooded r ear yard area associated with the subject lands will 
be maintained and used as common amenity area for the proposed development.  

 
The conceptual site p lan i s included in ATT -6.  
 

As enabled by Section 37 of the Planning Act, Section 10.7 of the Cityôs Official Plan 
allows the City to consider height and density beyond what would otherwise be 

permitted without an amendment to the Official Plan in exchange for community 
benefits. The applicant is proposing to utilize Section 10.7 of the Official Plan to excee d 
the maxi mum permitted net density of 35  units per hectare within the ñLow Density 

Residential ò land use designation.  Specifically, the applicant has reques ted a maximum 
net density of 45  units per hectare for  the proposed development in exchange for 

af fordable housing  to low and moderate income households , sustainable design 
features  and protection and enhancement of natural features .  The review of this 
density bonus request will be considered by staff through the review of the Zoning By -

law Amendment a pplication.  
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Supporting Documents  
The following information was submitted in support of the application and can be found 

on the Cityôs website under óCurrent Development Applicationsô: 
 

Å Planning Justification Report, prepared by Black, Shoemaker, Robin son and 
Donaldson Limited, dated November 2018;  

¶ Urban Design Brief, prepared by J. David McAuley Architect Inc., dated October 

2018;  
Å Conceptual Site Plan, prepared by J. David McAuley Architect Inc., dated November 

2018;  
¶ Building Elevations/Renderings, p repared by J. David McAuley Architect Inc., dated 

November 2018;  

¶ Legal Site Survey, prepared by Black, Shoemaker, Robinson and Donaldson Limited, 
dated December 11, 2018;  

Å Functional Servicing Report including Stormwater  Management Report, prepared by 
R.J. Burnside and Associates Limited, dated December 2018;  

¶ Servicing Plan, prepared by R.J. Burnside and Associates, dated December 2018;  

¶ Grading Plan, prepared by R.J. Burnside and Associates, dated December 2018;  
¶ Phase 1 Environmental Site Assessment,  prepared by R.J. Burnside and Associates 

Limited, dated December 2018 ;  
¶ Tree Inventory and Preservation Plan, prepared by Aboud and Associates Inc., dated 

August 2018;  
Å Traffic Impact Study, prepared by R.J. Burnside and Asso ciates Limited, dated 

November 2018; and,  

Å Environmental Noise Assessment, prepared by R.J. Burnside and Associates Limited, 
dated December 2018.  

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

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

Å Evaluation of the proposalôs conformity with the Official Plan , including the review 
of the density bonusing request ;  

Å Review  of  the  propose d site layout, built form  and parking ;  

Å Review of the proposed zoning, including the need for any specialized regulations;  
Å Review of supporting documents  submitted in support of the application;  and,  

Å Address all comments and issues raised durin g the r eview of the application . 
 
Once the app lication is  reviewed and all issues are addressed, a report from 

Infrastructure, Development and Enterprise with a recommendation will be 
considered at a future meeting of Council.  

 

Financial Implications  
Financial implications will be reported in the future staff recommendation report to 
Council.  
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Consultations  
The Notice of Complete Application was mailed on February 11, 2019  to local 
boards and agencies, City service areas and property owners within 12 0 metres of 

the subject lands .  The Notice of Pu blic M eeting was mailed on March 15 , 2019  to 
local boards and agencies, City service areas,  property owners within 12 0 metres of 

the subject lands  and any other interested parties who requested notification .  The 
Notice of Public Meeting was also advertised in the Gu elph Tribune on March 14 , 
2019 .  N otice of the application  has also been pro vided by signage on the subject 

lands  and all supporting documents submitted with the application have  been 
posted on the City's webs ite.  
 

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

Overarching Goals  
Service Excellence  

 
Service Area Operational Work Plans  
Our People -  Building a great community together  

 
Attachments  
ATT-1  Location Map and 120m Circulation  

ATT-2  Orthophoto  
ATT-3  Official Plan Land Use Designations and Policies  

ATT-4  Existing Zoning  
ATT-5  Proposed Zoning  
ATT-6  Concept ual Site  Plan  

 

Departmental Approval  

Not applicable.  

 

Report Author     Approved By  
Lindsay Sulatycki     Chris DeVriendt  
Senior Development Planner   Manager of Development Planning  

 
 

 
_____________________ for  _____________________   
Approved By  Recommended By  

Todd Salter  Scott Stewart, C.E.T.  
General Manager  Deputy CAO  

Planning and  Building Services  Infrastructure, Development and Enterprise  
519 -837 -5615, ext. 2395  519 -822 -1260, ext. 3445  
todd.salter@guelph.ca  scott.stewart@guelph.ca  
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ATT - 1  

Location Map and 120m Circulation  
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ATT - 2  

Orthophoto  
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ATT - 3  

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

 
9.3.2 Low Density Residential  

 
This designation applies to residential areas within the built -up area of the City 

which are currently predominantl y low -density in character. The predominant land 
use in this designation shall be residential.  
 

Permitted Uses  
 

1.  The following uses may be perm itted subject to the applicable provisions of this 
Plan:  
i)  detached, semi -detached and  duplex dwellings; and  

ii) multiple unit residential bu ildings, such as townhouses and apartments.  
 

Height and Density  
 
The built -up area is intended to provide for development that is compatible with 

existing neighbourhoods while also accommodating appropriate  intensification to 
meet the overall intensification target for the built -up area as set out in Chapter 3.  

 
The following height and density policies apply  within this designation:  
2.  The maximum height shall be three (3) storeys.  

3.  The maxi mum net density is 35 units per hec tare and not less than a minimum 
net density of 15 units per hectare.  

4.  Notwithstanding policies 9.3.2.2 an d 9.3.2.3, increased height and density may 
be permitted for development proposals on arterial and collector roa ds without 
an amendment to this Plan  up to a maximum height of six (6) storeys and a 

maximum net density of 100 units per hectare in accorda nce with the Height 
and Density Bonus policies of this Plan.  

 
10.7 Height and Density Bonus Provisions  

 
1.  The Planning Act allows the City to consider increases in the height and density 

of development otherwise permitted on a specific site in exchange for 

community benefits as set out in the Zoning By - law.  
 

2.  The City will consider authorizing increases in  height and density provided that 
the development proposal:  

 

i)  is consistent with the goals, objectives and policies of this Plan;  
ii)  is compatible with the surrounding area;  

iii)  provides community benefits above and beyond those that would otherwis e 
be provided under the provisions of this Plan , the Planning Act, 
Development Charges Act or other statute; and  

iv)  provides community benefits that bear a reasonable planning relationship to 
the increase in height and/or density such as having a geograp hic 
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relationship to the development or addressing the planning issues 
associated with the development.  

 
3.  Subject to policy 10.7.2, the community benefits may include but are not 

limited to:  
 

i)  housing that is affordable to low and moderate income hou seholds, special 

needs housing or social housing;  
ii)  conservation of cultural heritage resources contained within the Municipal 

Heritage Register;  
iii)  protection, enhancement, and/or restoration of natural heritage features;  
iv)  buildings  that incorporate sustainable design features;  

v)  energy and/or water conservation measures;  
vi)  public art;  

vii) non -profit arts, cultural, or community or institutional facilities;  
viii)  child care centres;  
ix)  public transit infrastructure, facil ities, and/or services;  

x)  public parking;  
xi)  land for municipal purposes;  

xii) community centres and/or facilities and improvements to such centres 
and/or facilities; and  

xiii)  parkland and improvements to parks  
 
4.  In considering community benefi ts the City may give priority to identified 

community needs, any identified issues in the area and the objectives of this 
Plan.  

 
5.  Increases to height and/or density shall only be considered where the proposed 

development can be accommodated by existing  or improved infrastructure. 

Planning studies may be required to address infrastructure capacity for the 
proposed development and any impacts on the surrounding area.  

 
6.  A by - law passed under Section 34 of the Planning Act is required to permit 

increase s in height and/or density. The by - law shall set out the approved height 

and/or density and shall describe the community benefits which are being 
exchanged for the increases in height and/or density. The landowner may be 

required to enter into an agreement  with the City that addresses the provision 
of community benefits. The agreement may be registered against the land to 
which it applies .  
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ATT - 4  
Existing Zoning  

 
 


