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City Council - Planning  

Meeting Agenda 
 

July 10, 2017 – 4:00 p.m. 

Council Chambers, Guelph City Hall, 1 Carden Street 
 
Please turn off or place on non-audible all electronic devices during the meeting. 
 

Please note that an electronic version of this agenda is available on guelph.ca/agendas.  
 

Open Meeting – 4:00 p.m. 
 
O Canada 

Silent Reflection 
First Nations Acknowledgment 

Disclosure of Pecuniary Interest and General Nature Thereof 
 

CON-2017.29 Integrated Operational Review (IOR) – Program 
Completion Report (2013 – 2017)  

 
Staff Presentation: 

Scott Stewart, Deputy CAO, Infrastructure, Development and Enterprise 
Todd Slater, General Manger, Planning, Urban Design and Building Services 
Kealy Dedman, General Manager, City Engineer, Engineering and Capital 

Infrastructure  
Peter Cartwright, General Manager, Business Development and Enterprise 

 
Recommendation: 

That Report 17-75 from Infrastructure, Development and Enterprise Services, 

entitled the Integrated Operational Review (IOR) Program Completion Report 
(2013-2017), be received. 

Council will recess and reconvene at 6:30 p.m. following this item.  

 
 
Council Consent Agenda: 
 

The following resolutions have been prepared to facilitate Council’s consideration of 

various matters and are suggested for consideration.  If Council wishes to address a 
specific report in isolation of the Consent Agenda, please identify the item. It will be 
extracted and dealt with separately as part of the Items for Discussion.  
(delegations permitted a maximum of 5 minutes) 

 

CON-2017.30 745 Stone Road East and 58 Glenholm Drive  
Proposed Zoning By-law Amendment  

(File: ZC1608)  
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Recommendation: 
1. That the application by Black, Shoemaker, Robinson and Donaldson Limited 

on behalf of the owners: John Drolc and Helen Drolc (745 Stone Road East) 
and Kenneth William Spira and Carol Spira (58 Glenholm Drive) for approval 

of a Zoning By-law Amendment application to change the zoning from the 
“Urban Reserve” (UR), “Agricultural” (A) and Hazard (H) zones to a 
“Specialized Residential Single Detached” (R.1A-?) Zone, “Conservation 

Land” (P.1) Zone, “Wetland” (WL) Zone and a “Specialized Urban Reserve” 
(UR-?) Zone, to permit the development of single detached residential 

dwellings on property municipally known as 745 Stone Road East and legally 
described as Part Eramosa Branch of the River Speed; Part Lot 1, E of Blind 
Line, Plan 131, as in MS115824; Guelph and on property municipally known 

as 58 Glenholm Drive legally described as Lot 3, Plan 820; Part Lot 1 E of 
Blind Line, Plan 131, Part 1, 61R10800 and Parts 1 & 2, 61R10340; Guelph; 

S/T Easement in favour of The Corporation of the City of Guelph as in 
LT59283 be approved in accordance with the regulations and conditions in 
ATT-3 of the Infrastructure, Development and Enterprise Report 17-78 dated 

July 10, 2017. 
   

2. 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 745 
Stone Road East and 58 Glenholm Drive. 

 

3. That Council provide authorization for the Mayor and City Clerk to enter into 
a Development Agreement with the owners of 745 Stone Road East and 58 

Glenholm Drive regarding future requirements to connect to full municipal 
services once available. 

 

CON-2017.31 1131 Gordon Street  Proposed Zoning By-law 

Amendment (File: ZC1609)  
 
Correspondence:  

Mike Royston,  Inspirah Property Management Ltd   
 

Recommendation: 
1. That the application from Astrid J. Clos Planning Consultants on behalf 

of 1876698 Ontario Inc. for approval of a Zoning By-law Amendment 

from the R.1B (Residential, Single Detached) Zone to an R.3A-?(H) 
(Specialized Cluster Townhouse with a Holding provision) Zone to 

permit the development of an 8 unit townhouse on the property 
municipally known as 1131 Gordon Street and legally described as Part 

of Lots 4 & 5, Concession 7 (Geographic Township of Puslinch), City of 
Guelph, be approved, in accordance with ATT-2 of the Infrastructure, 
Development and Enterprise Report IDE 17-55, dated July 10, 2017. 

 
2. That in accordance with Section 34(17) of the Planning Act, City 

Council has determined that no further public notice is required related 
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to the minor modifications to the proposed Zoning By-law Amendment 
affecting 1131 Gordon Street. 

 

 

Public Meeting to Hear Applications  
Under Sections 17, 34 and 51 of The Planning Act 
(delegations permitted a maximum of 10 minutes) 

 

233-237 Janefield Avenue Proposed Official Plan and Zoning By-law 

Amendment File: OP1702 & ZC1702  
 

Staff Presentation: 
Katie Nasswetter, Senior Development Planner 
 

Delegations:  
Astrid Clos, on behalf of the applicant  

John Mitter  
 
Staff Summary (if required) 

 
Recommendation: 

That Report IDE 17-84 regarding a proposed Official Plan Amendment and 
Zoning By-law Amendment application (OP1702 & ZC1702) from Astrid J. Clos 
Planning Consultants on behalf of Benedetto Di Renzo and Mario Antonio Di 

Renzo to permit a high density residential development on the property 
municipally known as 233-237 Janefield Avenue and legally described as Part of 

Block L, Registered Plan 649; Geographic Township of Guelph, City of Guelph, 
from Infrastructure, Development and Enterprise dated July 10, 2017, be 
received. 

 
71 Wyndham Street South Proposed Official Plan and Zoning By-law 

Amendment File: OP1703 & ZC1705  
 

Staff Presentation: 
Katie Nasswetter, Senior Development Planner 
 

Delegations:  
Krista Walkey, Stantec, on behalf of the applicant 

 
Correspondence:  
Nadine and Gary Britton 

 
Staff Summary (if required) 

 
Recommendation: 

That Report IDE 17-85 regarding a proposed Official Plan Amendment and 

Zoning By-law Amendment application (OP1703 & ZC1705) from Stantec 
Consulting Ltd. on behalf of The Tricar Group to permit a residential 
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development on the property municipally known as 71 Wyndham Street South 
and legally described as Part of Lots 171 and 172 Registered Plan 113 and 

portion of former bed of the River Speed lying in front of Broken Lot 3, Division 
F, City of Guelph, County of Wellington. 

 
19-59 Lowes Road West Proposed Zoning By-law Amendment and Vacant 
Land Condominium Files: ZC1705 and 23CDM-17504  

 
Staff Presentation:  

Michael Witmer, Development Planner II 
 
Delegations:  

Astrid J. Clos, on behalf of the applicant  
 
Staff Summary (if required) 

 
Recommendation: 

That Report IDE 17-89 regarding a proposed Zoning By-law Amendment and 

Vacant Land Condominium application (ZC1615 and 23CDM-17504) from Reid’s 
Heritage Homes on behalf of Parry Schnick and Catriona Forbes to permit a 36 

unit single detached residential development subdivision on the properties 
municipally known as 19, 29, 35, 41, 51 and 59 Lowes Road West, and legally 

described as All of Lots 3, 4, 5 and 6, Registered Plan 508 and Part of Lots 15 
and 16, Registered Plan 467, Geographic Township of Puslinch, City of Guelph 
from Infrastructure, Development and Enterprise dated July 10, 2017, be 

received. 
 

 
Items for Discussion: 
 

The following items have been extracted from the Committee of the Whole Consent 
Report and the Council Consent Agenda and will be considered separately.  These 

items have been extracted either at the request of a member of Council or because 
they include a presentation and/or delegations.  
(delegations permitted a maximum of 5 minutes) 

 
CON-2017.32 Proposed Downtown Zoning By-law Amendment                                                       

(ZC1612) 
 
Staff Presentation:  

David de Groot, Senior Urban Designer 
Stacey Laughlin, Senior Policy Planner   
 

Recommendation: 
1. That the City-initiated Downtown Zoning By-law Amendment (ZC1612) be 

approved in accordance with the zoning regulations outlined in Attachment 1 
of the Infrastructure, Development and Enterprise Report 17-77, dated July 

10, 2017. 
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2. 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 changes to 
the proposed Zoning By-law Amendment affecting Downtown. 

 

 

Special Resolutions 

 
By-laws 
 

Resolution to adopt the By-laws (Councillor Wettstein). 

 

By-law Number (2017)-20187 
 

A by-law to amend By-law Number 

(1995)-14864, as amended, known as 
the Zoning By-law for the City of Guelph 

as it affects Downtown Zones.  

 

Mayor’s Announcements 
 

Please provide any announcements, to the Mayor in writing, by 12 noon on the day 
of the Council meeting. 
 

Adjournment 



    

 
 

    

 
      

 

       
 

     
     

    

   
 

 

       
      

  

 

 

        
      

      

 
    

     
       

    

       
      

 
   

  
       

    

      
 

      
    

      

 
           

           
            

              

 

Staff 
Report 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, July 10, 2017 

Subject Integrated Operational Review (IOR) – Program 
Completion Report (2013 – 2017) 

Report Number 17-75 

Recommendation 

1. That Report 17-75 from Infrastructure, Development and Enterprise 
Services, entitled the Integrated Operational Review (IOR) Program 

Completion Report (2013-2017), be received. 

Executive Summary 

Purpose of the Report 

The purpose of bringing forward IDE Report 17-75 is to inform Council that the 
Integrated Operational Review Implementation (IOR) program is now complete and 
to outline the plan for continuous improvement moving forward. 

The Integrated Operational Review program was developed on the basis of the 

Phase 1 and Phase 2 IOR Consultant Reports that were commissioned in 2011/2012 
to address recommendations provided by Prosperity 2020 relating to the need for 
the City of Guelph to improve its ability to respond to the needs of the business 

sector in a clear, concise and timely fashion, while maintaining the rights of the 
public to engage on planning and development matters. 

The Integrated Operational Review Program was one of the most ambitious multi-

year, multi-stakeholder programs this Corporation has undertaken in relation to the 
City’s development approval process. The purpose of the program was to bring City 
staff and industry stakeholders together to implement the 23 IOR recommendations 

of the Phase 2 IOR Report and begin reporting on outcomes. 

The report will also identify post IOR work that is already underway and outline an 
approach to deliver continuous improvement initiatives with a focus on customer 
service, continual improvement and communication and outreach. 

To demonstrate the City’s commitment to being more “businesslike”, a Building 

Partnerships campaign has been undertaken focused on the local business and 
development community to promote the City’s new way of doing business by 
“building partnerships and making it easier to do business with City Hall”. 
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The campaign will also promote the City’s competitive advantage of “service 

excellence” with clear, useful tools and agile staff teams with the ability to “build 
partnerships” to ensure businesses succeed when they “Invest with Guelph” and 

“Invest in Guelph”. 

Key Findings 

Accomplishments 

All original 23 recommendations of the Phase 2 IOR report have been implemented 

or addressed in another manner. Further improvement opportunities have been 
identified and implemented through on going stakeholder discussions. The following 
is a summary of these additional improvements completed to date: 

Improvements Benefits of the Improvements 

General Inquiries Protocol and Tracking 

System 

Initial meeting protocol established to provide 

applicants an initial meeting within 5 business 

days of the request. 

Counter/phone/email inquiries - Assigned 

schedule for Planner of the Day to assist with 

response times and tracking of inquiries. 

Rapid Response Protocol for high impact A “triage protocol” developed to respond to 

Industrial, Commercial and Institutional inquiries as quickly and efficiently as possible. 

(ICI) development and investment Contributes to local business expansion and 

opportunities. increased investment. 

Streamlined processes and supporting 

manuals 

Site Plan User Guide and Part Lot Control 

Exemption Manual developed. 

Introduction to the pilot: Milieu Cities New tools to enhance public engagement in the 

Platform application and new application planning process. Includes an interactive 

notification ground signs development application map and community 

engagement app. 

New “Enquiry” and “Preconsultation” 

folders and a revised Site Plan folder 

implemented. 

Completion of new or revised AMANDA folders 

that track application processes:  

1. A new folder has been developed to track 

enquires - sharing information between service 

areas allowing more effective and efficient 

response times. 

2. The new preconsultation and site plan 

AMANDA tracking folders align with 

corresponding manual and user guide. 

Customer service training (over 70 staff) Staff involved in the development process have 

completed customized customer service training. 
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User-friendly web content on guelph.ca 

showcasing development approval 

processes. 

Website enhancements completed, resulting in 

clear and easy to navigate planning processes. 

New on-street townhouse site plan 

review process 

A refined expedited process for review of on 

street townhouse site plans to allow concurrent 

review processes. 

Consolidated Engineering Manual The updated Engineering Manual – contains all 

relevant policies and guidelines in one useful 

document 

Guideline for contaminated sites User guide complete. 

New Guidelines for the Preparation of 

Environmental Impact Studies (EIS) 

User guide complete. 

Updated Site Alteration Bylaw Updated bylaw to reflect best business practices. 

Grow Guelph Business Retention & Established a community driven BR&E and 

Expansion (BR&E) corporate visitation/survey program in 

partnership with 12 local business support and 

economic development agencies. 

Post IOR – Continuous Improvement Initiatives 

As the City’s IOR program concludes, we are committed to a culture of continuous 

improvement; as our normal way of operating. As such, we’re continuously looking 
for opportunities to make it easier for businesses to do business with City Hall. A 
focus on customer engagement and feedback with clearly defined Key Performance 

Indicators (KPIs) will allow us to continue to refine our processes, enhance 
communication and strive to provide excellent customer service. 

Many initiatives that are underway involve several service areas and departments. 
The existing General Manager and Manager Level Committees will continue to 

provide oversight and guidance to the initiatives that will enhance and improve the 
development process work. Through the Committee’s mandates, staff at all levels 

will be encouraged to identify continuous improvement initiatives. These actions 
items will be reviewed, prioritized and supported by the Committee’s and the 
outcomes and performance metrics tracked. 

Some of the key improvements for 2017 and 2018: 

o Releasing the remaining development manuals and related materials; 
o Upgrading the AMANDA software to align with newly mapped development 

processes and explore opportunities for public portal use, including digital 
drawing submissions; 

o Integration of performance measurement systems and targets into the 
upgraded version of AMANDA software; 

o Continued webpage improvements; 
o Additional customer service training for staff; 
o Monitoring the effectiveness of the new Milieu Cities platform and notification 

signage; 
o Continual updates to the Development Engineering Manual; 

o Updated Parkland Dedication Program; 
o Ongoing promotion of Guelph’s “Building Partnerships” mandate; 
o A new Site Plan Control Bylaw to be brought forward for approval to Council 

this fall. 
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More than ever, all stakeholders need to stay committed to improving our 

processes and systems and to continue to work with the City as we move to a post-
IOR continuous improvement environment, where we focus on an ongoing basis on 

customer service enhancements, communication and continuous improvement 
opportunities. 

Financial Implications 

The IOR Program has required significant and sustained multi-year commitment of 
existing staff and additional resources from all involved IOR service areas. 
Expenditures to date have been identified and approved through the City’s budget. 

Any additional investment to support continuous improvement initiatives will be 

identified by the service area leading the specific project or initiative. 

Report 

Background 

In 2010 Guelph City Council adopted Prosperity 2020, the City of Guelph’s 

Economic Development and Tourism Strategy. The strategy notes communities 
that are successful in retaining and attracting business investment are those that 
respond in a clear, concise and timely fashion. 

In response to this the City commissioned a joint integrated review of Planning, 

Building and Engineering, and Enterprise programs. Two (2) separate reports were 
commissioned; the first in 2011 conducted interviews with staff and stakeholders 
identifying issues, and the second in 2012 provided recommendations to address 

the Phase 1 findings. 

The resulting 23 recommendations were divided into four (4) theme areas: 

1. Building a More Adaptive Learning Environment 

2. Improving Management Direction 
3. Improving the Development Review Process 

4. Improving Communications interdepartmentally and with external
 
stakeholders
 

In 2013/2014 a multi-year Implementation Plan was developed. The following chart 
illustrates the recommendations and the status of implementation: 

Table 1: IOR Implementation Work Plan (2013-2017) 

IOR Implementation Work Plan (2013 2017) Status Comments 

Theme 1: Build a 
more adaptive 

1.1 Re-establish Planner II positions and implement team Implemented & 
organization Continuous 
1.2 Establish HR staffing and  a Succession Plan (management/skills) 
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learning 
organization 1.3 Integrate and orient new employees and  provide mentorship and 

training 

Implemented & 
Continuous 

Theme 2: Improve 
management 
direction and 
communications 

2.1 Clarify roles and responsibilities of all manager positions in PBEE 
2.2 Establish Manager Level IMCD 
2.3 Planning and Engineering General Managers to review, track, 
and monitor application processing, project issues and timelines 

Implemented & 
Continuous 

Theme 3: Improve 
Development 
Review Process 

3.1 Develop a Business Services Centre in conjunction with the 
Information  Services Area on the main floor of City Hall 

3.2 Establish a new position of “Business Facilitator” to assist City 
businesses, including the development industry* 

3.3 Establish Gold Star Protocol for new development proposals 
which would have major benefits to the City – Gold Star 
Program * (achieved through the Rapid Response Protocol 
established for high impact ICI investment enquiries). 

3.9 Review the City’s Comprehensive Zoning By-law relative to 
allowable uses* 

3.10 Consolidate enforcement of all property-related By-laws within 
one department* 
3.11 Improve the management, coordination and review of the City’s 

capital  projects* 

3.4 Implement a Mandatory Pre-consultation Process for all 
development applications 

3.5 Establish a Development Review Committee with regularly 
scheduled meetings 

3.6 Implement a revised Site Plan Review process with updated 
Urban Design Guidelines (underway) 

3.7 Reinstate One Step Engineering Review and Comments Process* 
3.8 Expand the Use of & Improve Management Information Systems 

and Performance Measurement to Support Development 
Application Processing. 

3.12 and 3.13 Enterprise Departments Should Become More 
Proactive in Investment Attraction & Business Retention 

3.14 Process Mapping and Establish Service Targets – 
Supporting  Development Approval Processes (Process 
Manuals) ** 

3.15 23 Process Enhancements identified w/stakeholders in 2015 ** 

3.1 and 3.2 
Stakeholders/BSWG 

supported not pursuing 
this recommendation 

Implemented & 
Continuous 

Linked to other 
Recommendations/ 
or Work Plans 

Implemented & 
Continuous 

Implemented & 
Continuous and 

3.12 Linked to 
other 
Recommendations/ 
or Work Plans 

Theme 4: Improve 
Communications 
(interdepartmental 
and with external 
stakeholders 

Implemented & 4.1: Develop an overall Communications Plan to support  IOR 
4.2: Establish a Customer Service Mission Statement in consultation 

with staff and provide Customer Service training 
Continuous 

4.3: Revise the City website to better support development 
4.4: Encourage better interdepartmental communication and 

coordination amongst PBEE and Enterprise staff 

*Linked or aligned to other IOR Recommendation/Departmental 
Work Plan 

**Added to the original 23 recommendations by staff 
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REPORT 

KEY INITIATIVES AND PROCESS IMPROVEMENTS 

The following provides further details regarding the improvements and 
enhancements that have been made to the way the City works and does business. 

NEW TOOLS 

User Guides and Process Manuals 

One of the most important tools for applicants are user guides that document 
detailed review process steps, requirements for technical submissions, and new 

target timeframes for City review of complete and acceptable quality applications. 

These user guides provide: 

 Process certainty and timeframe predictability for applicants. 

 Transparency for Guelph residents about the City’s due diligence process for 
reviewing and approving new developments in their neighborhoods, and 

 A useful reference document to help City staff execute each development 

review file in a consistent and technically complete manner. 

A new Site Plan User Guide and a Part Lot Control Exemption Manual have 
been developed and are currently available for use. These guides reflect process 

enhancements and streamlining. Accompanying these guides are online fillable 
application forms (as appropriate). 

Beyond the specific development application process manuals, an overarching 
companion Engineering Standards and Development Manual has been 

developed and is currently in use by staff and stakeholders. The new manual 
consolidates and replaces existing engineering standards information that was 
found in multiple source documents and now provides applicants with helpful and 

transparent “one-stop” reference document. As a continuous improvement 
initiative the City engineering standards will be updated and continually improved 

to preserve its value as a “one-stop” source for engineering technical requirements 
for development applications. 

New Guidelines for the Preparation of Environmental Impact Study (EIS) to 
assist consultants preparing EIS documents is now available online. 

Environmental Impact Studies (EIS) are an important tool used through the 
development review process to help protect, maintain, enhance and restore the 
City’s natural heritage system and water resources. The guide is a resource for the 

City and the development community to assist in the preparation, submission and 
review of Environmental Impact Studies. 
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PROCESS IMPROVEMENTS 

Site Plan Control Process 

A number of improvements to the site plan process have been adopted in order to 
create a more integrated and cohesive site plan process. Improvements include 
pre-consultation meetings which help scope application requirements and ensure 

applicants’ time and money is spent on what is needed for complete site plans. To 
support the pre-consultation process, the Site Plan User Guide provides step-by-

step flow charts and outlines of the standard and minor site plan processes. The 
City has introduced the minor site plan process to review smaller scale applications 
in an expedited manner. 

A significant addition to the approval process was the adoption of the Source Water 

Protection Plan in July 2016. City staff collaborated with stakeholders and internal 
groups prior to adoption to fully integrate the Source Water Protection requirements 
into the existing site plan process. This ensures the requirements under the Clean 

Water Act, 2006 are brought to the attention of applicants at the pre-consultation 
stage and are well underway at the time of a formal application. 

In addition to improving and documenting the approval process, staff have also 

revamped the AMANDA file management software to make better use of the 
existing technology. It will allow for greater automation and improved 
communications of key process milestones to applicants and stakeholders. 

Standardized Site Plan Review Committee (SPRC) comments and meeting 
summaries created in AMANDA will reinforce familiar and consistent written 

correspondence from the City. 

The new user guide reflects these enhancements to streamline and make the Site 

Plan Review Process more efficient. 

Exemption Request: On-Street Townhouses 

Several industry stakeholders requested the City consider exempting on-street 

townhouses from site plan control. Although it was determined that an exemption 
from site plan approval could not be supported at this time, after detailed review, 

staff offered an alternative solution to scope initial application requirements to 
assist applicants. This new approach will enable an applicant to submit a site plan 
application concurrently with a Building Permit application which would substantially 

reduce the amount of approval time for an applicant. 

Two applications are currently being reviewed under this condensed review process. 
The idea of an exemption process will be assessed further once the City’s 
Comprehensive Zoning By-law has been updated to reflect the City’s Official Plan 

Update (OPA 48), and further residential design guidelines have been developed. 
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TECHNOLOGY ENHANCEMENTS 

Web Content Review 

Over the last two years the City has been comprehensively updating web content 
and online services to better serve the users and the public navigating the City’s 
development planning and related processes. As we aim to advance the City’s web 

site to a level similar to other communities with sophisticated development 
application web portals, we have to review and audit all pages on guelph.ca that 

focus on the development process. Corporate Communications and Web Services 
have worked with staff in Planning, Zoning, Building, Economic Development, and 
Engineering to review and reorganize more than 100 pages of online content. 

AMANDA – Digital Application Tracking System 

A core IOR objective has been mapping and improving development approvals 

processes, and establishing “controllable business days” targets for City review. 
These targets will be compared to actual application “controllable business days” 

reported out from AMANDA. The City’s AMANDA workflow software allows staff to 
simultaneously monitor and manage the review of numerous files. Using AMANDA, 
development files can be more proactively tracked and managed by staff in 

accordance with documented processes and processing timelines. 

Three new AMANDA folders have been developed to align with the City’s new 

processes and respective user guides: 

Enquires: This enables staff to register all incoming phone, email, service counter 

or meeting inquiries into a database. This information is shared amongst City 
departments that are also using the same database for development related 
inquires. Established in early 2017, to date more than 90 inquiries are being 

tracked in the new folder. 

Mandatory Pre-consultation: A new folder to track all Mandatory Pre-
consultation meetings and related materials from the Development Review 
Committee or the Site Plan Review Committee. 

Site Plan Control: A newly rebuilt folder which addresses all the streamlined 

changes to the process and aligns with the new Site Plan User Guide. 

It is planned that the other AMANDA folders will be rebuilt by the end of 2017. 

These new application folders do more than just follow the business process of an 

application, they provide efficiencies to all users. Staff will be able to email directly 
from AMANDA to the applicant requesting missing information and can also send 
other communications to the applicant such as comment documents and approvals. 

Documents such as agendas, comments and securities documents that are 
generated in AMANDA for the applications are now AODA compliant. The new 
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AMANDA folders also send out emails to other City departments requesting 
comments on the application when the application folder is first created. When 

deadlines are coming up and the planner has not received all the required 
information from other departments the new application folders in AMANDA now 

automatically email reminders, saving the file manager’s time tracking and 
monitoring. For the Site Plan AMANDA folder, the inactivity of an application is 
tracked and automatically notifies the file manager of the application that the 

application is going dormant. For the pre-consultation folders the application will 
monitor when the recommendations of the pre-consultation have expired. 

Enhanced Citizen Engagement Tool – Milieu Cities Platform 

The Milieu Cities platform pilot project was developed as part of the Civic 
Accelerator, a City project that pairs City departments with start-ups to build new, 

innovative products that help us deliver great public services. Starting July 10th, 
the City will test the Milieu Cities platform, to notify the public of planning 
applications and encourage public participation and feedback. 

By using the Milieu Cities platform, the public can learn about new applications in 

their neighbourhood, be notified electronically of upcoming meetings and decisions 
for applications they are interested in, and ask questions and provide feedback 

directly to the City. 

Staff has also updated the notification signs for planning applications. The new sign 

template is now in use and provides a simpler description of the proposal, clearer 
contact information, an image of the proposed development and information about 

when the public meeting will be held. 

OUTREACH/TRAINING 

Customer Service Training 

In 2016, customer service training was delivered to staff that were involved in the 
development approval process. This session provided staff with additional skills and 

tools to enhance their communication and service delivery to 
stakeholders. Additional customer service training will be included as a component 

of the ongoing continuous improvement program. 

Corporate initiatives such as the Citizen First Customer Service roundtable and the 

Citizen Relationship Management (CRM) solution will offer additional resources that 
can help improve the customer’s experience as part of the commitment to 

continuous improvement. 

All of these customer service initiatives will enhance the customer experience and 

provide new and accessible options that embed a customer centred culture in the 
development process. 
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Guelph and Wellington Development Association (GWDA) and Guelph & 
District Home Builders’ Association Inc. (GDHBA), and Staff Technical 

Liaison Meetings 

Technical liaison meetings with members of GWDA and GHBDA are held 
approximately three times a year to provide a forum for the development industry 
to bring forward technical issues, and discuss and share information related to the 

development industry. These meetings provide a critical forum for ongoing 
dialogue and identification of continuous improvement opportunities. The following 

summarizes the status of some of the key initiatives discussed at these meetings: 

Table 2: GWDA/GHBDA Technical Liaison Meetings Initiatives Reviewed 

Grow Guelph Business Retention and Expansion (BR+E) Program 

Created in 2013 and led by the City of Guelph’s Economic Development 

Department, Grow Guelph has existed as a community-wide effort to investigate 
and address issues, concerns and opportunities for local businesses to expand and 

thrive in Guelph. In 2014 and 2016 Grow Guelph conducted a survey program, 
meeting with 90 c-suite local business executives to gather information on business 

outlook, business climate, workforce development and community 
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development. Since 2012, there have been over 85 industrial, commercial and 
institutional building expansions to existing floor space. In the 2016 survey a 

number of businesses indicated their intent to expand in Guelph over the next 18 
months. Collectively this will create over 590 jobs and over 240,000 square feet in 

building space. Additionally, 82 per cent of the businesses surveyed in 2016 rated 
Guelph’s overall business climate as good to excellent. 

Performance Targets 

In 2015, the City presented a model for benchmarking the performance of its 
development review processes against Guelph’s own baseline data and performance 
targets over time. Staff focused on developing standards for the types of 

development applications in areas that allowed staff to measure and develop more 
tangible metrics. The following highlights the performance model and reports the 

City of Guelph’s key performance indicators (KPIs) for files received from June 2016 
to June 2017. 

Table 3: 2015-2016 KPI Model for Zone Changes, Official Plan Amendments 
and Plans of Subdivision (to draft plan approval) 

(11 files in sample) 

Key Steps 
(City Controllable Hours) 

City of Guelph 
“As-Is” 

performance 
target 

Sample Size 
# 

(completed) 
2016/2017 

Average 
Processing 

Time 
2015/2016 

Average Processing 
Time 

2016/2017 

Step 1 Mandatory 

(Pre-consultation) 
For formal pre-
consultation (from formal 
request to formal pre-
consultation meeting with 

Development Review 
Committee) 

2 - 4 weeks 24 3 weeks 2.5 weeks 

End of Step 2 

(Formal Application 

Submission) to Step 

5 (Statutory Public 

Meeting) 

From application 

deemed complete to 

statutory public 

meeting 

8-10 weeks 11 9.5 weeks 9.0 weeks 
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End of Step 2 

(Formal Application 

deemed complete) to 

Step 6 (Formal 

Application Review 

Period) 

OPA and/or 

Zone Change 

16-20 weeks 

2 23 weeks 21 weeks 

• From application 

deemed complete to 

end of 1st Review 

Cycle 

Draft Plan of 

Subdivision 

20-24 weeks 

1 Not completed 

End of Step 6 to Step 

8 

From completion 

application 

(we have all the review 

complete) to decision 

report 

8-12 weeks 3 7 weeks Average 15 weeks 

(due to timing of 

meetings/applicant 

requests) 

The above Table illustrates some sample metrics that we have monitored over the 

past two (2) years. Improvements in processing time is shown in the time it takes 
to hold a mandatory pre-consultation meeting (3 weeks now to 2.5 weeks on 
average) and the time it takes for the first Statutory Public Meeting to be held (9.5 

weeks to 9 weeks). There were also improvements in the length of time to receive 
comments (23 weeks reduced to 21 weeks). 

This review did not include Holding Removal and City Initiated Applications. 

AMANDA performance improvements and related KPIs are scheduled to be in place 
once all AMANDA folders have been rebuilt by the end of 2017. This will enable 

staff to track efficiency and performance targets against timelines in processing 
applications. 

Next Steps and Continuous Improvement: Listen, Learn, Lead 

As the formal IOR Program is now finalized, the City is transitioning to a culture of 

continuous improvement. Under the oversight of the Manager Level Committee 
(MLC) the City will work with internal and external stakeholders to identify and 

implement improvements on an ongoing basis. 

The following graphic provides an overview of the oversight model and key focus 
areas of this work: 
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Table 4: Post-IOR Oversight model 

By working with stakeholders we can understand what tangible actions the City 
could take to make it easier to do business with the City and implement priority 
actions annually. ATT-1 identifies the Continuous Improvement Actions planned for 

the remainder of 2017/2018. 

Post – IOR COMMUNICATIONS AND MARKETING CAMPAIGN 

Effective communications with internal and external stakeholders has been critical 

throughout the IOR Implementation Program. As the City completes the formal 
IOR program and transitions into a culture of continuous improvement staff in 

Communications, Business Development & Enterprise and other IOR related 
departments with the support of an external marketing consultant have developed 
a Communications Campaign which will be launched on July 10, 2017. 
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Moving forward, the City is committed to: 

 Creating awareness of the City’s development planning process 
enhancements and culture of continuous improvement 

 Setting expectations for easy, clear and reliable tools, teams and processes 
 Bolstering confidence amongst local and regional developers, the building 

community and other stakeholders that Guelph is making it easier to do 

business with City Hall 
 Attracting national and international investment in Guelph 

 Being a reliable partner in our clients’ success 
 Listening, learning and leading 

LONGER TERM ECONOMIC DEVELOPMENT MARKETING CAMPAIGN 

The above commitment will set the foundation for a long term marketing campaign 
targeted to attract national and international investment. This campaign will 
distinguish Guelph from other investment locations by promoting the ease, clarity 

and certainty in our development approval processes, the City’s service excellence 
and pro-business approach and being a reliable partner who will support their 

success when they Invest in Guelph. 

Departmental Implementation 

The following City departments have been involved in IOR Implementation 
activities: 

• Planning, Urban Design and Building Services 
• Engineering and Capital Infrastructure Services 

• Business Development and Enterprise Services 
• Office of the CAO 

• Human Resources 
• Information Technology 
• Corporate Communications 

• City Clerk’s Office 
• Finance 

• Parks and Recreation 
• City’s Solicitor’s Office 

Financial Implications 

The IOR Program has required significant and sustained multi-year commitment of 
existing staff and additional resources from all involved IOR service areas. 
Expenditures to date have been identified and approved through the City’s 

Operating Budget. 

Should there be a need for additional investment to support post-IOR continuous 
improvement initiatives these will be identified by the respective service area that is 
bringing forward that initiative. 
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Consultations 

The following stakeholders were involved in IOR implementation activities: 

External Stakeholders 

IOR Business Stakeholder Working Group (BSWG)– This advisory group which 
is comprised of representatives from the business improvement area (BIA), as well 

as an Architect, Environmental Planner, Realtor, Professional Planners and Engineer 
worked collaboratively with City staff and provides feedback on all IOR initiatives 

Guelph and Wellington Development Association 

Guelph and District Homebuilders’ Association Inc. 

Internal Stakeholders 

Over 90 staff in 11 departments and service areas, including: 

Planning, Urban Design and Building Services 
Engineering and Capital Infrastructure Services 

Business Development and Enterprise Services 
Office of the CAO 
Human Resources 

City Clerk’s Office 
Information Technology 

Finance 
Parks and Recreation 
Corporate Communications 

City Solicitor’s Office 

Communication 

A detailed Communications Plan for the IOR was developed by the Communications 
and Customer Service Committee and was implemented throughout the process. 

The Plan supports the broad goals and specific objectives of the IOR 
implementation phase by drawing focus to process improvements. 

Corporate Administrative Plan 

Overarching Goals 

Innovation 
Service Excellence 
Financial Stability 
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Service Area Operational Work Plans 
Our Services - Municipal services that make lives better 

Our People- Building a great community together 
Our Resources - A solid foundation for a growing city 

Attachments 
ATT-1 – Post-IOR Continuous Improvement Actions 2017/2018 

ATT-2 – Post-IOR Communications and Marketing Campaign 

Departmental Approval 
Business Development and Enterprise 

Engineering and Capital Infrastructure 
Parks Planning 

Planning, Urban Design and Building Services 

Report Author 

Sylvia Kirkwood, 
Manager of Development Planning 
Planning, Urban Design and Building Services 

__________________________ 
Approved By 

Kealy Dedman 
General Manager/City Engineer 

Engineering and Capital Infrastructure 

General Manager, Planning, Urban 

Design and Building Services 
(519) 822-1260 ext. 2359 (519) 822-1260 ext. 2248 

General Manager Deputy CAO 
Business Development and Infrastructure, Development and Enterprise 

Enterprise 519-822-1260 ext. 3445 
519-822-1260 ext. 2820 scott.stewart@guelph.ca 

peter.cartwright@guelph.ca 

__________________________ 
Approved By 

Todd Salter 

todd.salter@guelph.ca kealy.dedman@guelph.ca 

_________________________ __________________________ 
Approved By: Recommended By: 
Peter Cartwright Scott Stewart, C.E.T. 
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ATT-1 
Post - IOR Continuous Improvement Actions 2017/2018 

Underway Completed Completed 

2017 2018 

Completion of Rebuild of AMANDA Folder OPA/Rezoning, 
Draft Plan of Condominium and Draft Plan of Subdivision 
and Part Lot Control 

√ 

Development of KPI’s and Performance Metrics upon 
completion of all Amanda Folder Rebuilds 

√ 

Further Website Enhancements √ 

All Planning Act & Provincial Reform Changes – reporting 
and implementation 

√ 

Customer Service Training – customized program 
development/align with Corporate initiatives 

√ 

Implementation of the Assumption Model/Post Draft 
Plan Approval to Registration process improvements 

√ 

Development of a newly refined Parkland Dedication 
program and implementing bylaw 

√ 

Enactment of a new Site Plan Control Bylaw √ 

Development Engineering Manual Updates √ 

Communication Strategy to better inform internal and 
external stakeholders 

√ 

Roll out of the new Marketing Campaign targeted to 
development, business and foreign direct investment 
audiences 

√ 

Establish Continuous Client feedback opportunities to 
support annual review and update of the initiatives to 
Council 

√ 
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ATT-2
 
Post – IOR Communications and Marketing Campaign
 

Key messages: 

The City of Guelph is building partnerships with investors, developers, builders 

and businesses. 

We have adopted what we like to call a “get to yes” mandate. Our connected team 
pledges superior service, clear advice, and useful tools designed to keep your 
project moving. What this means is we’ll work with all stakeholders including the 

community, to facilitate well designed and desirable developments that implement 
our long term City-building vision. 

Campaign identity: 
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Guelph’s pledge to build partnerships includes the following four pillars: 

Our “get to yes” mandate 

Your success is our success. We’re working together with you and our community to 

help make your plans a reality. 
 A project kick-off meeting defines the project path and sets the stage for everyone’s 

success. 

 We will help you get the information and resources you need – quickly, efficiently and 

easily. 

 We’ll work closely with you to help you make the decisions you need to keep your 

project moving. 

Your toolkit: setting a clear path for your success 

New systems and tools make it easy to do business with City Hall. 
 New user guides and checklists make your journey clear. 

 New web pages make it easier to find what you need. 

 Predictable processes and clear advice help your plans move ahead as quickly as 

possible. 
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Our team: the right people for your project 

Whether your plan is big or small, simple or complex, we will build the team you 
need, and we’ll help you every step of the way. 
 Customer service training means we focus on your needs. 

 Team meetings keep your project on the front burner. 

 Better technology keeps everyone in the loop, and keeps your project on-track. 

Our Culture: listen, learn, lead. 

The best way for us to work together is to keep learning from each other. We’re 
always listening and learning about your needs so we can keep improving how we 

do business. 
 Grow Guelph Business Retention and Expansion programs keep us in tune with local 

businesses. 

	 Collaborating with local industry and business leaders strengthens our professional
 
relationships.
 

	 Professional development keeps our people, processes and practices ahead of the
 
curve.
 

	 Key performance measures based on your experience and feedback help us continue 

improving how we do business. 
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Staff 

Report 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, July 10, 2017 

Subject Decision Report 
745 Stone Road East and 58 Glenholm Drive 

Proposed Zoning By-law Amendment 
(File: ZC1608) 

Ward 1 

Report Number IDE 17-78 

Recommendation 

1.	 That the application by Black, Shoemaker, Robinson and Donaldson Limited on 

behalf of the owners: John Drolc and Helen Drolc (745 Stone Road East) and 

Kenneth William Spira and Carol Spira (58 Glenholm Drive) for approval of a 

Zoning By-law Amendment application to change the zoning from the “Urban 

Reserve” (UR), “Agricultural” (A) and Hazard (H) zones to a “Specialized 

Residential Single Detached” (R.1A-?) Zone, “Conservation Land” (P.1) Zone, 

“Wetland” (WL) Zone and a “Specialized Urban Reserve” (UR-?) Zone, to permit 

the development of single detached residential dwellings on property 

municipally known as 745 Stone Road East and legally described as Part 

Eramosa Branch of the River Speed; Part Lot 1, E of Blind Line, Plan 131, as in 

MS115824; Guelph and on property municipally known as 58 Glenholm Drive 

legally described as Lot 3, Plan 820; Part Lot 1 E of Blind Line, Plan 131, Part 1, 

61R10800 and Parts 1 & 2, 61R10340; Guelph; S/T Easement in favour of The 

Corporation of the City of Guelph as in LT59283 be approved in accordance with 

the regulations and conditions in ATT-3 of the Infrastructure, Development and 

Enterprise Report 17-78 dated July 10, 2017. 

2. 	 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 745 Stone 

Road East and 58 Glenholm Drive. 

3.	 That Council provide authorization for the Mayor and City Clerk to enter into a 

Development Agreement with the owners of 745 Stone Road East and 58 
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Glenholm Drive regarding future requirements to connect to full municipal 

services once available. 

Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve a Zoning By-law 

Amendment application to permit the development of two (2) new residential lots 

on property municipally known as 745 Stone Road East and three (3) new 

residential lots on property municipally known as 58 Glenholm Drive. 

Key Findings 

Planning staff support the proposed Zoning By-law Amendment subject to the 

zoning regulations and recommended conditions in ATT-3. 

Financial Implications 

Estimated Development Charges: $154,610 based on the 2017 residential rate of 

$30,922 per single detached dwelling. 

Estimated Annual Taxes: based on assumptions and information available at this 

time approximately $30,048.70 based on approximately $6,009.74 per residential 

dwelling (this number may differ significantly from the final assessment). 

Report 

Background 

An application to amend the Zoning By-law has been submitted for the lands 

municipally known as 745 Stone Road East and 58 Glenholm Drive from Black, 

Shoemaker, Robinson and Donaldson Limited on behalf of the owners: John Drolc 

and Helen Drolc (745 Stone Road East) and Kenneth William Spira and Carol Spira 

(58 Glenholm Drive). The application is a request to change the zoning on the 

subject lands to a “Specialized Residential Single Detached” (R.1A-?) Zone, 

“Conservation” (P.1) Zone and “Wetland” (WL) Zone to allow the development of 

single detached residential dwellings and to protect the significant natural areas on 

the subject lands. The portion of the subject lands that will provide driveway 

access and frontage to the Stone Road East lots is proposed to be zoned 

“Specialized Urban Reserve” (UR-?). Future Consent applications will be submitted 

to the Committee of Adjustment to create the additional residential lots. 
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Location 

The subject lands are located on the south side of Stone Road East, west of Watson 

Road South and west of Glenholm Drive (see ATT-1 - Location Map and ATT-2 -

Orthophoto). 745 Stone Road East is approximately 9.9 hectares (24.4 acres) in 

size and has frontage on Stone Road East. It is currently developed with a 

detached residential dwelling, detached garage and accessory building. A large 

portion of the property consists of environmental features. 58 Glenholm Drive is 

approximately 3.4 hectares (8.4 acres) and has frontage along Glenholm Drive. It 

is currently developed with a detached residential dwelling, a workshop, and two 

storage buildings. The property also contains remnants of an old horse race track 

and environmental features. 

Surrounding land uses include: 

•		 To the north: Stone Road East, beyond which are lands zoned “Institutional” 
(I.2) and currently contains facilities associated with the City’s Waste Resource 

Innovation Centre; 

•		 To the south: lands designated in the Official Plan as "Significant Natural Areas 

and Natural Areas” and zoned for “Agricultural” (A) and “Hazard” (H) uses in the 

Township of Puslinch Zoning By-law 19/85; 

•		 To the east: existing detached residential dwellings, beyond which is Watson 

Road South; 

•		 To the west: lands designated as “Significant Natural Areas and Natural Areas” 

in the Official Plan. 

Official Plan Land Use Designation and Policies 

The Official Plan designates the subject lands as “Special Study Area” and 

“Glenholme Estate Residential”. The lands are subject to the Guelph Innovation 

District (GID) Secondary Plan. The GID Secondary Plan was approved by Council 

as Official Plan Amendment 54 (OPA 54) in May 2014, however, OPA 54 was 

appealed to the Ontario Municipal Board (OMB), in its entirety. 

In March of 2015, the OMB delivered a decision to allow a motion brought forward 

by the City to approve certain sections of OPA 54 that were not intended to be 

included in the appeals. This included the “Glenholme Estate Residential” land use 

designation and its policies which apply to both 745 Stone Road East and 58 

Glenholm Drive. The “Glenholme Estate Residential” land use designation permits 

limited additional low density estate residential infill development on private 

individual on-site water and wastewater services, subject to meeting certain size 

criteria and other applicable policies (see ATT-5). 

The GID Secondary Plan proposes to designate the northern portion of 745 Stone 

Road East as “Employment Mixed-use 2”, however, since this portion of the GID 
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Secondary Plan is currently under appeal at the Ontario Municipal Board, the land 

use designation that applies to the northern portion of 745 Stone Road East is the 

land use designation of the Official Plan, being “Special Study Area”. 

A portion of both 745 Stone Road East and 58 Glenholm Drive are also designated 

“Significant Natural Areas and Natural Areas” in the Official Plan. Development or 

site alteration is not be permitted within Significant Natural Areas including their 

established or minimum buffers as designated, except in accordance with the 

general policies in 6A.1.2 and the Significant Natural Areas policies in 6A.2 of the 

Official Plan. In accordance with the applicable policies of the Official Plan, 

development or site alteration may be permitted within the adjacent lands to 

Significant Natural Areas provided that it has been demonstrated through an 

Environmental Impact Study or Environmental Assessment that there will be no 

negative impacts to the protected natural heritage features and areas or their 

associated ecological functions. 

In addition to the above Natural Heritage System policies, Policy 11.2.6.3.6.7 of the 

"Glenholme Estate Residential" land use designation of the GID Secondary Plan 

states that, 

"Notwithstanding the policies of this plan pertaining to woodlands, for the 

properties at 745 Stone Road East and 58 Glenholm Drive, where a woodland has 

been identified through an EIS, the assessment of the potential to allow 

development shall be undertaken in accordance with the policies of Section 6.8, 

including any associated definitions, of the 2001 City of Guelph Official Plan, in 

effect as of May 12, 2014." 

Section 6.8 - 'Forestry Resources' policies of the 2001 City of Guelph Official Plan, 

in effect as of May 12, 2014 are included in ATT-4 and are discussed further in the 

Staff Review and Planning Analysis in ATT-10. 

The applicant has submitted an Environmental Impact Study and Addendum for 

both 745 Stone Road East and 58 Glenholm Drive. The EIS and Addenda for both 

properties have been reviewed by City staff, the Grand River Conservation 

Authority and the Environmental Advisory Committee (EAC). Further details and 

analysis of the EIS and Addendum for both properties are discussed in the Staff 

Review and Planning Analysis in ATT-10. 

The relevant policies for the “Significant Natural Areas and Natural Areas” and 

“Special Study Area” land use designations are included in ATT-4. The relevant 

policies for the “Glenholme Estate Residential” and “Employment Mixed-use 2” land 

use designations are included in ATT-5. 
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An analysis of how this application conforms to Official Plan and Guelph Innovation 

District Secondary Plan policies can be found in ATT-10 Staff Review and Planning 

Analysis. 

Official Plan Amendment 48 Land Use Designation and Policies 

Official Plan Amendment 48 (OPA 48) (under appeal), a comprehensive update to 

the City’s Official Plan, proposes to retain the “Special Study Area” and “Significant 

Natural Areas and Natural Areas” land use designations and policies of the Official 

Plan. Staff must have regard to the Council adopted policies and designations of 

OPA 48 even though it is currently under appeal. The relevant policies for the 

“Special Study Area” and “Significant Natural Areas and Natural Areas” land use 

designations of OPA 48 are included in ATT-6. It should be noted that the City will 

be seeking to have the OMB modify OPA 48 prior to its approval to incorporate any 

or all of the portions of OPA 54 that are in effect as of that date, including the 

“Glenholme Estate Residential” land use designation and associated policies. 

Existing Zoning 

The subject lands are zoned as follows: 

745 Stone Road East is zoned, “Urban Reserve” (UR) according to the City of 

Guelph Zoning By-law (1995)-14864, as amended and “Agricultural” (A) and 

Hazard Zone (H) according to the Township of Puslinch Zoning By-law 19/85. 

58 Glenholm Drive is zoned “Agricultural” (A) and Hazard Zone (H) according to 

the Township of Puslinch Zoning By-law 19/85. The existing zoning and details are 

included as ATT-7. 

Description of Proposed Zoning By-law Amendment 

The applicant is requesting to change the zoning on the subject lands from “Urban 

Reserve” (UR) in the City of Guelph’s Zoning By-law (1995)-14864, as amended 

and “Agricultural” (A) and Hazard Zone (H) in the Township of Puslinch’s Zoning 

By-law 19/85 to the following zones: 

745 Stone Road East: 

“Specialized Residential Single Detached” (R.1A-?) Zone, with the following 

additional specialized regulations: 

	 Minimum Lot Area of 0.4 hectares including any zoned natural heritage 

features located in the P.1 zone, whereas the Zoning By-law requires a 

minimum Lot Area of 555 square metres (0.0555 ha) in the R.1A zone. 
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 The Lot Frontage for the R1A-? zoned properties shall be located within the 

UR-? Zone. 

 The maximum Lot Frontage shall be 10 metres, whereas the Zoning By-law 

requires a minimum Lot Frontage of 18 metres. 

 The maximum driveway width shall be 6 metres, whereas the Zoning By-law 

permits a maximum driveway width of 7.5 metres in the R.1A Zone. 

	 The development of detached residential dwellings shall be permitted with 

private individual on-site water and wastewater services as an interim 

measure until full municipal services are available, whereas the Zoning By-

law prohibits development within the City that is not on full municipal 

services. 

	 Accessory buildings (garages) shall be permitted to exceed 55% of the lot 

width, whereas the Zoning By-law permits a maximum garage width of 55% 

where lots have less than 12 metres of frontage. 

“Conservation Land” (P.1) Zone 

“Specialized Urban Reserve” (UR-?) Zone, with the following additional specialized 

regulation: 

	 The UR-? Zone, shall provide access to the R.1A-? zoned lots and shall have 

a maximum lot frontage of 10 metres and a maximum driveway width of 6 

metres. 

“Wetland” (WL) Zone 

58 Glenholm Drive: 

“Specialized Residential Single Detached” (R.1A-?) Zone, with the following 

additional specialized regulations: 

	 Minimum Lot Area of 0.4 hectares including any zoned natural heritage 

features located in the P.1 zone, whereas the Zoning By-law requires a 

minimum Lot Area of 555 square metres (0.0555 ha) in the R.1A zone. 

	 Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a 

minimum Lot Frontage of 18 metres. 

	 No Landscaped Open Space shall be required between the driveway and the 

lot line of the newly created lots at the westerly limit of Glenholm Drive, 

whereas the Zoning By-law requires a minimum area of 0.5 metres between 

the driveway and nearest lot line to be landscaped. 

	 The development of detached residential dwellings shall be permitted with 

private individual on-site water and wastewater services as an interim 
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measure until full municipal services are available, whereas the Zoning By-

law prohibits development within the City that is not on full municipal 

services. 

	 Accessory buildings (garages) shall be permitted to exceed 55% of the lot 

width, whereas the Zoning By-law permits a maximum garage width of 55% 

where lots have less than 12 metres of frontage. 

“Conservation Land” (P.1) Zone 

A full review and analysis of the specialized zoning regulations can be found in ATT-

10. 

Proposed Development 

The conceptual development plan for 745 Stone Road East can be found in ATT-8. 

The owners of 745 Stone Road East are proposing to create two (2) new residential 

lots with access and frontage along Stone Road. Each of the proposed lots will only 

have a portion of developable area due to environmental features. The 

environmental features and buffers are undevelopable and are proposed to be 

zoned “Conservation” (P.1). In addition to the P.1 zone, a Wetland has been 

identified and will be zoned “Wetland” (WL). 

The conceptual development plan for 58 Glenholm Drive can be found in ATT-9. 

The owners of 58 Glenholm Drive are proposing to create three (3) new residential 

lots with access and frontage along Glenholm Drive. Each of the new lots created 

will only have a portion of developable area due to environmental features. The 

environmental features and buffers are undevelopable and these areas are 

proposed to be zoned “Conservation” (P.1). 

Supporting Documents 

The following reports and materials have been submitted in support of this 

application: 

•		 Planning Justification Report, prepared by Black, Shoemaker, Robinson and 

Donaldson Limited, dated April 2016 

•		 Development Concept Plan, prepared by Black, Shoemaker, Robinson and 

Donaldson Limited, dated May 30, 2016, updated May 31, 2017 

•		 Environmental Impact Study for 745 Stone Road East, prepared by North-South 

Environmental Inc., dated April 2016 

•		 Environmental Impact Study for 58 Glenholm Drive, prepared by North-South 

Environmental Inc., dated April 2016 

	 Environmental Impact Study Addendum for 745 Stone Road East, prepared by 

North-South Environmental Inc., dated March 7, 2017 
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•		 Environmental Impact Study Addendum for 58 Glenholm Drive, prepared by 

North-South Environmental Inc., dated March 7, 2017 

•		 Archaeological Stage 1 and 2 Assessments for 745 Stone Road East, prepared 

by Fisher Archaeological Consulting, dated March 26, 2016 

•		 Archaeological Stage 1 and 2 Assessments for 58 Glenholm Drive, prepared by 

Fisher Archaeological Consulting, dated March 26, 2016 

Staff Review/Planning Analysis 

The staff review and planning analysis for this application is provided in ATT-10. 

The analysis addresses all relevant planning considerations, including the issues 

that were raised by Council at the statutory Public Meeting held on July 11, 2016. 

The staff review includes: 

 Evaluation of the proposal against the 2014 Provincial Policy Statement and 

Places to Grow: Growth Plan for the Greater Golden Horseshoe (2017); 

 Evaluate how the application conforms to the applicable Official Plan land use 

designations and policies including any related amendments; 

 Evaluate how the application conforms to the ‘Glenholme Estate Residential’ 
land use designation and related policies of the Guelph Innovation District 

Secondary Plan; 

	 Consideration of the Planning Justification Report; 

	 Review of Environmental Impact Studies and Addenda; 

	 Review of Archaeological Assessments; 

	 Review of the proposed zoning, including the need for any specialized 

regulations; 

	 Confirm support for the Community Energy Initiative; and 

	 Address all comments and issues raised during the review of the application. 

Staff Recommendation 

Planning staff are satisfied that the recommended Zoning By-law Amendment is 

consistent with the Provincial Policy Statement and conforms to the Places to Grow 

Plan. In addition, the Zoning By-law Amendment conforms to the objectives and 

policies of the Official Plan and ‘Glenholme Estate Residential’ land use designation 

and related policies of the Guelph Innovation District Secondary Plan. Additional 

specialized zoning regulations are recommended that were not identified at the 

Statutory Public meeting, however, the addition of these specialized regulations are 

considered 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 Zoning By-law Amendment subject to the 

zoning regulations and conditions outlined in ATT-3. 
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Financial Implications 
Estimated Development Charges: $154,610 based on the 2017 residential rate of 

$30,922 per single detached dwelling. 

Estimated Annual Taxes: based on assumptions and information available at this 

time approximately $30,048.70 based on approximately $6,009.74 per residential 

dwelling (this number may differ significantly from the final assessment) 

Consultations 
The ‘Notice of Complete Application and Public Meeting’ was circulated on June 2, 

2016 to local boards and agencies, City service areas and property owners within 

120 metres of the subject lands. The ‘Notice of Public Meeting’ was advertised in 

the Guelph Tribune on June 16, 2016. Notice of the Zoning By-law Amendment 

application has also been provided by signage on the properties. The Notice of 

Decision meeting was sent on June 28, 2017 to interested parties who provided 

comments on the application. A ‘Notice of Passing’ will be sent to all interested 

parties and advertised in the Guelph Tribune within 15 days of Council’s decision on 

the application. 

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 

Our Resources - A solid foundation for a growing city 

Attachments 

ATT-1 Location Map and 120m Circulation 
ATT-2 Orthophoto 

ATT-3 Proposed Zoning Regulations and Recommended Site Plan/Consent 
Conditions 

ATT-4 Official Plan Land Use Designations and Policies 

ATT-5 Official Plan Amendment No. 54 Land Use Designations and Policies 
ATT-6 Official Plan Amendment No. 48 Land Use Designations and Policies 

ATT-7 Existing Zoning and Details 
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ATT-8 Conceptual Development Plan and Proposed Zoning for 745 Stone 
Road East 

ATT-9 Conceptual Development Plan and Proposed Zoning for 58 Glenholm 
Drive 

ATT-10 Staff Review and Planning Analysis 
ATT-11 Community Energy Initiative Commitment 
ATT-12 Department and Agency Circulation Comments Summary 

ATT-13 Public Notification Summary 

Departmental Approval 

Not applicable 

Report Author Approved By 
Lindsay Sulatycki Sylvia Kirkwood 

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 

Senior Development Planner Manager of Development Planning 

__________________________ __________________________ 
Approved By Recommended By 
Todd Salter Scott Stewart, C.E.T. 
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ATT-3
 
Proposed Zoning Regulations and Recommended Site Plan/Consent
 

Conditions
 

Part A: 

The following zoning regulations are proposed: 

Zoning Regulations – 745 Stone Road East 

“Specialized Residential Single Detached” (R.1A-?) Zone, with the following 

additional specialized regulations: 

	 Minimum Lot Area of 0.4 hectares including any zoned natural heritage 

features located in the P.1 zone, whereas the Zoning By-law requires a
 
minimum Lot Area of 555 square metres (0.0555 ha) in the R.1A zone.
 

 The Lot Frontage for the R1A-? zoned properties shall be located within the 

UR-? Zone. 

 The maximum Lot Frontage shall be 10 metres, whereas the Zoning By-law 

requires a minimum Lot Frontage of 18 metres. 

 The maximum driveway width shall be 6 metres, whereas the Zoning By-law 

permits a maximum driveway width of 7.5 metres in the R.1A Zone. 

	 The development of detached residential dwellings shall be permitted with 

private individual on-site water and wastewater services as an interim 

measure until full municipal services are available, whereas the Zoning By-

law prohibits development within the City that is not on full municipal 

services. 

	 Accessory buildings (garages) shall be permitted to exceed 55% of the lot 

width, whereas the Zoning By-law permits a maximum garage width of 55% 

where lots have less than 12 metres of frontage. 

“Conservation Land” (P.1) Zone 

Permitted Uses: 

 Conservation Area 
 Flood Control Facility 

 Recreation Trail 
 Wildlife Management Area 

Regulations 
Within a Conservation Land (P.1) Zone, lands are to remain in their natural 

condition. 

No construction of Buildings or Structures, removal or placement of fill, or any other 

development shall be permitted which could disrupt the ecology or natural features 
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of a Wetland, and area of scientific and natural interest (ANSI’s) or a significant 

woodlot and wildlife area. 

Despite the above, Buildings or Structures existing at the time of the passing of this 

By-law within the P.1 Zone shall be recognized. However, any expansion, 

reconstruction, or extension of any existing Use shall be subject to the 

Floodproofing requirements of the Grand River Conservation Authority and shall 

require consultation with the Ministry of Natural Resources. 

“Specialized Urban Reserve” (UR-?) Zone, with the following additional specialized 

regulations: 

	 The UR-? Zone, shall provide access to the R.1A-? zoned lots and shall have 

a maximum lot frontage of 10 metres and a maximum driveway width of 6 

metres. 

“Wetland” (WL) Zone 

Zoning Regulations – 58 Glenholm Drive 

“Specialized Residential Single Detached” (R.1A-?) Zone, with the following 

additional specialized regulations: 

	 Minimum Lot Area of 0.4 hectares including any zoned natural heritage 

features located in the P.1 zone, whereas the Zoning By-law requires a 

minimum Lot Area of 555 square metres (0.0555 ha) in the R.1A zone. 

	 Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a 

minimum Lot Frontage of 18 metres. 

	 No Landscaped Open Space shall be required between the driveway and the 

lot line of the newly created lots at the westerly limit of Glenholm Drive, 

whereas the Zoning By-law requires a minimum area of 0.5 metres between 

the driveway and nearest lot line to be landscaped. 

	 The development of detached residential dwellings shall be permitted with 

private individual on-site water and wastewater services as an interim 

measure until full municipal services are available, whereas the Zoning By-

law prohibits development within the City that is not on full municipal 

services. 

	 Accessory buildings (garages) shall be permitted to exceed 55% of the lot 

width, whereas the Zoning By-law permits a maximum garage width of 55% 

where lots have less than 12 metres of frontage. 

“Conservation Land” (P.1) Zone 
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Part B: 

Recommended Site Plan/Consent Conditions – 745 Stone Road East 

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

through a future Site Plan application and/or future Consent applications: 

1.	 That the Owner/Developer is required to connect to full municipal services, at 

their cost when the services are available. 

2.	 That the Owner/Developer is required to share in the cost of the municipal 

services in accordance with the City's cost-sharing policies. 

3.	 That the Owner/Developer is required to decommission all wells in accordance 

with O.Reg. 903 after they have connected to municipal services. 

4.	 That the Owner/Developer shall notify all future owners/tenants in agreements 

of purchase and sale/lease that future residential dwellings are required to 

connect to full municipal services once available. 

5.	 That the Owner/Developer shall deed a 5 metre wide road widening on Stone 

Road East, at no cost to the City, free of all encumbrances and at no risk to 

public health and safety and to the environment prior to the endorsement of 

the deeds. 

6.	 That the Owner/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, driveway, parking, lighting, septic 

system, well, grading, drainage, groundwater recharge, drainage and erosion 

and sediment controls on the said lands to the satisfaction of the General 

Manager of Planning, Urban Design and Building Services and the General 

Manager/City Engineer, prior to any construction or grading on the lands. 

7.	 That the Owner/Developer shall pay to the City, as determined applicable by 

the Chief Financial Officer/City Treasurer, Development Charges and Education 

Development Charges, in accordance with the City of Guelph Development 

Charges By-law (2014)-19692, as amended from time to time, or any 

successor thereof, and in accordance with the Education Development Charges 

By-laws of the Upper Grand District School Board (Wellington County) and the 

Wellington Catholic District School Board, as amended from time to time, or 

any successor by-laws thereof, prior to this issuance of any building permits, 

at the rate in effect at the time of the issuance of a building permit. 

8.	 That the Owner/Developer shall submit a stormwater management report that 

is certified by a Professional Engineer and is prepared 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.” This 

stormwater management report is to demonstrate how each of the lots will 

achieve a post-development groundwater recharge that is equal to the pre-

Page 15 of 62 



    

      

 

    

     

    

     

      

    

      

   

     

      

         

 

        

    

    

      

     

  

        

     

     

     

   

      

     

   

      

      

   

      

    

     

       

   

     

 

 

     

     

development recharge. On-site permeameter testing is required to confirm 

that the recharge can be achieved. 

9.	 That the Owner/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 Owner/Developer. The 

Owner/Developer shall submit a Phase One Environmental Site Assessment in 

accordance with O.Reg. 153/04 or CSA Z768-00 standard as per City 

Guidelines, describing the current conditions of the subject property to the 

satisfaction of the City. If contamination is found, the consultant will 

determine its nature and indicate any necessary measures to manage the 

contamination at the Owner/Developer’s expense. The consultant shall also 

certify that all properties to be developed and/or conveyed to the City pose no 

risk to public health and safety and to the environment and can be developed 

for proposed uses. 

10.	 That the Owner/Developer shall pay to the City the actual cost of the 

construction of the new driveways (including culverts). Furthermore, prior to 

site plan approval or severance and prior to any construction or grading on the 

lands, the Owner/Developer shall pay to the City, the estimated cost as 

determined by the General Manager/City Engineer of the construction of the 

new driveways. 

11.	 That the Owner/Developer shall grade, develop and maintain the site in 

accordance with the site plan that has been approved by the General 

Manager/City Engineer. The Owner/Developer shall have the Professional 

Engineer who designed the groundwater recharge certify to the City that they 

supervised the construction of the system and that the as-built system is 

functioning properly as designed. The Owner/Developer shall have the 

Professional Engineer who designed the site grading and drainage submit an 

as-built grading and drainage plan to the City. 

12.	 That the Owner/Developer acknowledges that the City does not allow retaining 

walls higher than 1.0 metres abutting existing residential properties without 

the permission of the General Manager/City Engineer. 

13.	 That the Owner/Developer shall make satisfactory arrangements with Guelph 

Hydro and phone and cable providers for the servicing of the lands, as well as 

provisions for any easements and/or rights-of-way for their plant. 

14. 	 That the Owner/Developer shall prepare and implement an Environmental 

Implementation Report (EIR), to the satisfaction of the General Manager of 

Planning, Urban Design and Building Services, which includes, but is not 

limited to: 

a) A summary characterization of the Natural Heritage System within the 

study area, including an assessment of historic vegetation removal; 
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b) A description of the detailed development including lot configuration, 

building envelopes (house, driveway, garage, septic, well); 

c) A detailed Tree Inventory and Preservation Plan by an Arborist with tree 

locations, removals and tree protection fencing; 

d) A Landscape Plan depicting by a full member of the OALA compensation 

plantings as well as additional enhancement plantings (i.e. landscaping 

outside of buffers); 

e) A restoration and management plan for the portions of Significant 

Woodland to be under planted. This restoration and management plan 

would provide details on which trees would be selective removed and where 

under-planting would occur as well as a management plan to ensure 

success of the restoration work; 

f) A detailed Erosion and Sediment Control Plan; 

g) A water management plan which includes site grading, drainage, 

stormwater LID measures, well and septic locations; 

h) A lighting plan which depicts type and location of light fixtures and that 

there is no light spillage;
 
i) A monitoring program; and
 
j) Education and outreach material for future homeowner(s). 


15. 	 That the Owner/Developer shall make payment of money in-lieu of parkland 

conveyance to the satisfaction of the Deputy CAO of Public Services pursuant 

to s. 51.1 and s.53(13) of the Planning Act prior to the endorsement of the 

Transfer (deed). 

16. 	 That prior to the endorsement of the Transfer (deed), the Owner/Developer 

shall provide to the Deputy CAO of Public Services a satisfactory short 

narrative appraisal report prepared for The Corporation of the City of Guelph 

for the purposes of calculating the amount of payment in-lieu of parkland 

conveyance pursuant to s.51.1 and s.53(13) of the Planning Act. The short 

narrative 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 short narrative 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 short 

narrative appraisal for the purposes of calculating the amount of payment in-

lieu of parkland conveyance. 

17. 	 That the following warning clause shall be incorporated into a future site plan 

control agreement, offers of purchase and sale or lease/rent for all new 

residential dwellings: 
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"Purchasers/Tenants are advised that due to the proximity of the City's 

Waste Resource Innovation Centre, odours may on occasion interfere with 

some activities of the dwelling occupants and sound levels from the Centre 

may at times be audible." 

Recommended Site Plan/Consent Conditions – 58 Glenholm Drive 

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

through a future Site Plan application and/or future Consent applications: 

1.	 That the Owner/Developer is required to connect to full municipal services, at 

their cost when the services are available. 

2.	 That the Owner/Developer is required to share in the cost of the municipal 

services in accordance with the City's cost-sharing policies. 

3.	 That the Owner/Developer is required to decommission all wells in accordance 

with O.Reg. 903 after they have connected to municipal services. 

4.	 That the Owner/Developer shall notify all future owners/tenants in agreements 

of purchase and sale/lease that future residential dwellings are required to 

connect to full municipal services once available. 

5.	 That the Owner/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, driveway, parking, lighting, septic 

system, well, grading, drainage, groundwater recharge, drainage around the 

Glenholm cul-de-sac bulb and erosion and sediment controls on the said lands 

to the satisfaction of the General Manager of Planning, Urban Design and 

Building Services and the General Manager/City Engineer, prior to any 

construction or grading on the lands. 

6.	 That if the existing Glenholm cul-de-sac bulb does not have positive drainage 

to the satisfaction of the City Engineer, the Owner/Developer shall be 

responsible for the cost of design and constructions of bulb improvements to 

achieve positive drainage. 

7.	 That the Owner/Developer shall pay to the City, as determined applicable by 

the Chief Financial Officer/City Treasurer, Development Charges and Education 

Development Charges, in accordance with the City of Guelph Development 

Charges By-law (2014)-19692, as amended from time to time, or any 

successor thereof, and in accordance with the Education Development Charges 

By-laws of the Upper Grand District School Board (Wellington County) and the 

Wellington Catholic District School Board, as amended from time to time, or 

any successor by-laws thereof, prior to this issuance of any building permits, 

at the rate in effect at the time of the issuance of a building permit. 

8.	 That the Owner/Developer shall submit a stormwater management report that 

is certified by a Professional Engineer and is prepared in accordance with the 

City’s Guidelines and the latest edition of the Ministry of the Environment’s 
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“Stormwater Management Practices Planning and Design Manual.” This 

stormwater management report is to demonstrate how each of the lots will 

achieve a post-development groundwater recharge that is equal to the pre-

development recharge. On-site permeameter testing is required to confirm 

that the recharge can be achieved. 

9.	 That the Owner/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 Owner/Developer. The 

Owner/Developer shall submit a Phase One Environmental Site Assessment in 

accordance with O.Reg. 153/04 or CSA Z768-00 standard as per City 

Guidelines, describing the current conditions of the subject property to the 

satisfaction of the City. If contamination is found, the consultant will 

determine its nature and indicate any necessary measures to manage the 

contamination at the Owner/Developer’s expense. The consultant shall also 

certify that all properties to be developed and/or conveyed to the City pose no 

risk to public health and safety and to the environment and can be developed 

for proposed uses. 

10.	 That the Owner/Developer shall pay to the City the actual cost of the 

construction of the new driveways (including culverts). Furthermore, prior to 

site plan approval or severance and prior to any construction or grading on the 

lands, the Owner/Developer shall pay to the City, the estimated cost as 

determined by the General Manager/City Engineer of the construction of the 

new driveways. 

11.	 That the Owner/Developer shall grade, develop and maintain the site in 

accordance with the site plan that has been approved by the General 

Manager/City Engineer. The Owner/Developer shall have the Professional 

Engineer who designed the groundwater recharge certify to the City that they 

supervised the construction of the system and that the as-built system is 

functioning properly as designed. The Owner/Developer shall have the 

Professional Engineer who designed the site grading and drainage submit an 

as-built grading and drainage plan to the City. 

12.	 That the Owner/Developer acknowledges that the City does not allow retaining 

walls higher than 1.0 metres abutting existing residential properties without 

the permission of the General Manager/City Engineer. 

13.	 That the Owner/Developer shall make satisfactory arrangements with Guelph 

Hydro and phone and cable providers for the servicing of the lands, as well as 

provisions for any easements and/or rights-of-way for their plant. 

14.	 That the Owner/Developer shall prepare and implement an Environmental 

Implementation Report (EIR), to the satisfaction of the General Manager of 

Planning, Urban Design and Building Services, which includes, but is not 

limited to: 
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a) A summary characterization of the Natural Heritage System within the 

study area, including an assessment of historic vegetation removal; 

b) A description of the detailed development including lot configuration, 

building envelopes (house, driveway, garage, septic, well); 

c)	 A detailed Tree Inventory and Preservation Plan by an Arborist with tree 

locations, removals and tree protection fencing; 

d) A Landscape Plan depicting by a full member of the OALA compensation 

plantings as well as additional enhancement plantings (i.e. landscaping 

outside of buffers); 

e) A restoration and management plan for the portions of Significant 

Woodland to be under planted. This restoration and management plan 

would provide details on which trees would be selective removed and where 

under-planting would occur as well as a management plan to ensure 

success of the restoration work; 

f)	 A detailed Erosion and Sediment Control Plan; 

g) A water management plan which includes site grading, drainage,
 
stormwater LID measures, well and septic locations;
 

h) A lighting plan which depicts type and location of light fixtures and that 

there is no light spillage; 

i)	 A monitoring program; and 

j)	 Education and outreach material for future homeowner(s). 

15.	 That the Owner/Developer shall make payment of money in-lieu of parkland 

conveyance to the satisfaction of the Deputy CAO of Public Services pursuant 

to s. 51.1 and s.53(13) of the Planning Act prior to the endorsement of the 

Transfer (deed). 

16.	 That prior to the endorsement of the Transfer (deed), the Owner/Developer 

shall provide to the Deputy CAO of Public Services a satisfactory short 

narrative appraisal report prepared for The Corporation of the City of Guelph 

for the purposes of calculating the amount of payment in-lieu of parkland 

conveyance pursuant to s.51.1 and s.53(13) of the Planning Act. The short 

narrative 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 short narrative 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 short 

narrative appraisal for the purposes of calculating the amount of payment in-

lieu of parkland conveyance. 

17.	 That the following warning clause shall be incorporated into a future site plan 

control agreement, offers of purchase and sale or lease/rent for all new 

residential dwellings: 
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"Purchasers/Tenants are advised that due to the proximity of the City's 

Waste Resource Innovation Centre, odours may on occasion interfere with 

some activities of the dwelling occupants and sound levels from the Centre 

may at times be audible." 
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ATT-4 (continued)
 
Official Plan Land Use Designations and Policies
 

“Significant Natural Areas and Natural Areas” Land Use Designation 

6A.2 Significant Natural Areas 

This section outlines specific objectives, criteria for designation and policies for 
Significant Natural Areas and their buffers. Specific policies related to Natural 

Heritage System management and stewardship are provided in Section 6A. 

6A.2.1 General Policies: Significant Natural Areas 

1.	 Development or site alteration shall not be permitted within Significant Natural 

Areas including their established or minimum buffers as designated on Schedule 
1, except in accordance with the general policies in 6A.1.2 and the Significant 
Natural Areas policies in 6A.2. 

2.	 In accordance with the applicable policies in 6A.1.2 and 6A.2, development or 

site alteration may be permitted within the adjacent lands to Significant Natural 
Areas provided that it has been demonstrated through an EIS or EA that there 

will be no negative impacts to the protected natural heritage features and areas 
or their associated ecological functions. 

7.17 “Special Study Area” Land Use Designation 

This designation applies to an area of the City that is experiencing pressure for 
significant land use change. A planning study will be completed, with public 

consultation involving landowners, government agencies and the general 
community to determine a future land use concept for these identified areas. These 

areas have a diversity of existing and potential land use activities and a holistic 
examination of land use, servicing, transportation and community needs is 
required. 

Objectives 

a) To define an area of the City which, is undergoing significant change and where 
the need for a co-coordinated future land use concept is required. 

b) To specify an area of the City where the application of the land use policy 
framework of this Plan does not provide sufficient clarity regarding future land 

use. 
c) To provide for a planning study mechanism whereby existing land uses are 

permitted to continue and expand while planning for the future is undertaken. 

d) To plan for future land uses while recognizing the need to minimize impacts on 
significant natural heritage features and cultural heritage resources, where 

applicable, in this area. 
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General Policies 
7.17.1	 A ‘Special Study Area’ designation applies to lands that are situated within 

the general area comprising the Guelph Correctional Centre and 
Wellington Detention Facility, the City’s wet/dry waste management 

complex, the Eramosa River valley, and lands to the south of Stone Road, 
(east of Victoria Road). 

7.17.1.1 The designated ‘Special Study Area’ is located within an area of the City 
where there are a number of future land use uncertainties. The matters 

creating uncertainty include: 
a) The closing of the Guelph Correctional Centre and the Wellington 

Detention Facility in the central area of this designation; 

b) Lands within the ‘Special Study Area’ are located within the “Arkell 
Springs Water Resource Protection Area” and special land use 

considerations are required to protect this major water source for the 
City; 

c) The majority of these lands - lands north of Stone Road - are within a 

Stage 3 servicing area of this Plan, (see subsection 4.2). This staging 
area requires the completion of a secondary plan prior to development 

occurring in the area; 
d) An aggregate operation to the south of Stone Road has ceased 

operation and a future land use for this area is required; 
e) Significant natural and cultural heritage features exist in the area, and 

careful land use planning is required to minimize impacts; 

f) A major industrial operation - an abattoir, meat packing and 
processing plant - is located centrally to this area and creates potential 

land use compatibility issues; 
g) The City's wet/dry waste management facility and associated Subbor 

waste processing operation, which is also centrally located in the area, 

is undergoing expansion and requires special consideration to fit into 
the surrounding area. 

7.17.1.2 A planning study completed by the City shall examine future land uses, 
servicing, phasing of development, transportation and impact assessment 

on natural heritage features and cultural heritage resources. The overall 
intent is to derive a holistic land use plan for the area. 

1. Existing uses of the area shall be permitted to continue in accordance 
with the provisions of the implementing Zoning By-law in effect on 
December 17, 2001. 

2.	 Changes in land use, lot additions and expansions of existing non-
residential uses may be permitted without amendment to this Plan 

provided that the development proposal does not compromise the 
potential outcomes or original rationale for undertaking the intended 
planning study. 

7.17.1.3 The completion of the land use concept for this study area will be a 

prioritized planning action of the City. 
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NOTE: The “Special Study Area” policies have been fulfilled by the completion of 
OPA 54, however, due to the current OMB appeals to OPA 54, the proposed 

“Employment Mixed-use 2” area along Stone Road East is still subject to the 
“Special Study Area” land use designation. 

Policy 6.8 of the 2001 City of Guelph Official Plan, in effect as of May 12, 

2014 

6.8 Forestry Resources 
The City places a high priority on protecting existing trees, hedgerows and wooded 
areas. In addition, the planting of new trees in all areas of the City is encouraged 

for environmental and aesthetic reasons. 

Woodlands that are significant, as defined by the provisions of this Plan, are 
included within the Greenlands System of Schedule 1 and are delineated as a 
natural heritage feature on Schedule 2. 

Objectives 

a) To promote the retention, maintenance and enhancement of natural forest 
systems in the urban environment. 

b) To recognize the important role that trees, hedgerows and wooded areas play 
in the functioning of our supporting ecosystem. 

c) To promote the retention, maintenance and enhancement of tree cover in all 

areas of the City. 

General Policies 
6.8.1 The City	 will encourage the protection of forest resources including trees, 

hedgerows, wooded areas and significant woodlands, and encourage the 

integration of these resources into the urban landscape. 

1. 	 Forest resources should be protected for their ecological, biological, 
hydrological, and micro-climatic moderation effects. 

2. 	 In the preparation of development proposals, development proponents will be 

encouraged to prepare a tree inventory. The tree inventory report should 
identify all individual trees (over 10 cm diametre breast height) as well as 

species composition. In addition, the report should address the feasibility of 
retaining desired trees, and the protection measures required for these trees 
during site development and building construction. 

3. 	 Whenever the City or another agency is undertaking an infrastructure work, 
the City will attempt, where feasible, to protect and preserve existing forest 

resources. 
4. 	 In order to enhance the urban environment, the City will promote the 

retention of existing street tree cover and provide for new tree planting on an 

on-going basis. Native tree species will be the preferred planting choice to 
protect the natural integrity of existing wooded areas. 

5. 	 In instances where forest resources need to be removed due to a development 
proposal, measures should be taken to ensure the orderly extraction of the 
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trees or their possible relocation, where practical, and the preservation of any 
remaining ones. 

6. 	 In an effort to protect forest resources and maintain existing tree cover, the 
City will enact by-laws to prohibit the removal or injury of trees. 

6.8.2 The City	 will give consideration to developing a comprehensive ecological 

definition of woodland significance in the Municipality by conducting an 
assessment study of wooded areas within Guelph. 

Significant Woodlands 

6.8.3 The City has 	classified certain wooded areas in the Municipality as being 
significant. These woodlands have been classified as being significant due to 

their natural heritage functions as noted in policy 6.8.1, in addition to their 
contiguous size of at least 1 hectare and existence in a natural setting. 
Significant woodlands are included within the Greenlands System outlined on 

Schedule 1. They are also delineated as natural heritage features on 
Schedule 2. 

6.8.4	 Development proposals within or on adjacent lands to a significant woodland 

should not negatively impact the feature and its associated ecological 
functions. 

1. 	 The actions as specified in policy 6.8.1 will be used to protect and preserve 
significant woodlands. In addition, the forestry management of these 

woodlands should not include timber production as a primary activity. 

2. 	 In instances where a development proposal is within or adjacent to a 

significant woodland, the City will require that an environmental impact study 
be undertaken. Subsection 6.3 outlines the general requirements for this type 

of study; more particularly, the study shall: 

a) 	 Contain a detailed inventory of the woodland including size, age, 

composition, condition and ecological functions of the feature; 
b) Indicate the negative impacts of the proposal on the woodland; 

c) Indicate any measures that would reduce the negative impacts of the 
proposal; 

d) Recommend provisions, in instances where trees need to be removed, for 

their replacement or any other enhancement opportunities. 
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ATT-5 (continued)
 
Official Plan Amendment No. 54 Land Use Designations and Policies
 

11.2.6.3.6 “Glenholme Estate Residential” Land Use Designation of Guelph 
Innovation District Secondary Plan (in full force and effect) 

The Glenholme Estate Residential area is designated on Schedule B. This 

designation includes lands containing existing low density estate residential uses on 

large lots that are currently serviced by private individual on-site water and 

wastewater services. Due to the unique characteristics of the area, it is anticipated 

that the existing residential uses will continue in their current form during the 

Secondary Plan period, with opportunities for minor limited additional estate 

residential infill development which is consistent with the character of existing 

development. Existing and new development within this land use designation are 

subject to the following policies: 

1. Notwithstanding any other provision of this Secondary Plan, only the following 

uses shall be permitted: 

a) Single detached dwelling; 

b) Accessory apartment; and 

c) Home occupation. 

2.	 Limited additional low density estate residential infill development may be 

permitted on existing lots that are 1.0 ha in size or greater, subject to meeting 

the following size criteria, and all other applicable policies of this Secondary 

Plan: 

a) 	 Minimum lot size of 0.4 ha for new and retained residential lots and an 


average lot size (of new lots and retained residential lots) of 0.7 ha.
 

3. New residential lots shall be configured and sized to maintain the character of the 

lot fabric of the area including frontage, setbacks, landscaped space and amenity 

areas and to ensure flexibility for the proper ongoing operation of private 

individual on-site services. 

4. Notwithstanding the servicing policies of the Official Plan, new estate residential 

development within the Glenholme Estate Residential designation may be 

permitted with private individual on-site water and wastewater services as an 

interim measure until full municipal services are available. 
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5. As part of a development application the City may impose such conditions as are 

deemed appropriate to protect City and public interest, particularly with respect 

to protecting City drinking water supplies. The City may require proponents to 

enter into an agreement related to the ongoing operation and maintenance of 

interim private services, the requirement for the property owner to connect to 

full municipal services when they become available at their own expense, and 

other relevant matters. 

6. Development within the Glenholme Estate Residential designation will be 

regulated through a site specific Zoning By-law amendment and shall be subject 

to site plan control. 

7. Notwithstanding the policies of this plan pertaining to woodlands, for the 

properties at 745 Stone Road East and 58 Glenholm Drive, where a woodland 

has been identified through an EIS, the assessment of the potential to allow 

development shall be undertaken in accordance with the policies of Section 6.8, 

including any associated definitions, of the 2001 City of Guelph Official Plan, in 

effect as of May 12, 2014. 

11.2.6.3.4 “Employment Mixed-use 2” Land Use Designation of Guelph 

Innovation District Secondary Plan (under appeal) 

1. Employment Mixed-use 2 areas are designated on Schedule B. These areas will 

have a mix of uses including: office, commercial, educational and institutional, 

and, to a lesser extent, entertainment uses that will serve to support the role of 

the employment area as an important component of the Guelph Agri-Innovation 

Cluster. 

2. The following uses may be permitted within the Employment Mixed-use 2 

designation subject to the applicable provisions of this Secondary Plan: 

a) Research and development facilities;
 
b) Office and administrative facilities;
 
c) Cultural and education uses;
 
d) Institutional uses;
 
e) Entertainment and recreational commercial uses;
 
f) Associated ancillary retail uses that are an integral component of the primary
 

uses; and 

g) Complementary or accessory uses may be permitted. Such uses may include 

convenience commercial uses and community facility uses. 
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3. The following uses are not permitted within the Employment Mixed-use 2 

designation: 

a) Residential; 

b) Live/work; and
 

c) Logistics and warehousing.
 

4. The areas designated Employment Mixed-use 2 adjacent to Stone Road East 

between the Eramosa River and Watson Parkway South will serve as a 

transitional area to buffer the residential lands south of Stone Road East from the 

Major Utility and Industrial designated lands north of Stone Road East. Within the 

Employment Mixed-use 2 designation the following shall apply: 

a) Buildings will be oriented towards Stone Road East with sufficient front
 
setbacks with landscaped open space;
 

b) Heights that provide sufficient screening of industrial uses from residential 

development south of Stone Road East will be established within the 

implementing Zoning By-law; and 

c)	 Parking, loading and access will comply with policies established in this 

Secondary Plan and the general urban design policies of the Official Plan. 

5. Through the Block Plan process and/or the development approvals process, 

zoning categories and appropriate regulations will be established to permit and 

control uses within the Employment Mixed-use 2 designation. 
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ATT-6 (continued)
 
Official Plan Amendment No. 48 Land Use Designations and Policies
 

9.9 “Special Study Areas” Land Use Designation 

The Special Study Areas designation applies to the following areas: 
 lands within the Guelph Innovation District 
 Beverley Street (former IMICO site) 

Objectives 

a) To undertake appropriate studies to determine future land uses within lands 
designated Special Study Area. 

b) To plan for future development in a comprehensive, cohesive and integrated 

manner through the development of detailed secondary plans. 
c)	 To plan and implement urban village concepts in the greenfield area with a mix 

of residential, commercial, employment and community services in a compact 
urban form which include Main Street streetscapes and attractive private and 
public spaces. 

d) To ensure that development exhibits the highest standards in environmental and 
energy sustainability and urban design. 

e) To ensure lands within the greenfield area are planned to achieve a minimum 
density target of 50 persons and jobs per hectare by 2031. 

f) 	 To ensure the areas are connected to developed areas of the City through all 
mobility modes including roads, transit and trails. 

9.9.1 Guelph Innovation District Special Study Area 
1.	 The Guelph Innovation District (GID) is located in eastern Guelph and is 

generally bounded to the north by York Road, to the east by Watson Parkway, 

extends south of Stone Road to the City boundary and west to Victoria Road. 

The GID special study area designation is located within the GID Secondary 

Plan Study Area as identified on Schedule 2. 

2.	 A Secondary Plan will be completed by the City to plan for future land uses, 

servicing, phasing of development, transportation and impact assessment on 

natural heritage features and cultural heritage resources. The Secondary Plan 

will consider renewable and alternative energy, including the feasibility for 

district energy and will consider the potential use of the Guelph Junction 

Railway for passenger service and will be subject to the policies in Section 10.2 

and all other relevant policies and provisions of this Plan. 

3.	 Changes in land use, lot additions and expansions of existing non-residential 

uses may be permitted without amendment to this Plan provided that the 

development proposal does not compromise the potential outcomes or original 

rationale for undertaking the intended planning study. 
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4.	 The completion of the Guelph Innovation District Secondary Plan is a priority of 

the City. 

5.	 A detailed Stormwater Management and Municipal Servicing Report is required 

prior to development in the Guelph Innovation District Secondary Plan area. 

These reports will be prepared on the following basis: 

a.	 They will be subject to approval by the City and the Grand River 

Conservation Authority; and
 

b.	 The reports will be consistent with and implement the recommendations 

of the appropriate subwatershed studies as approved by relevant agencies 

and adopted by Council. 

6.	 An EIS and EIR are required as per the policies of this Plan prior to new 

development occurring within the Guelph Innovation District Secondary Plan 

area. 

Page 33 of 62 



    

 
    

 
 

ATT-7
 
Existing Zoning and Details
 

Page 34 of 62
 



    

  
    

 
       

 
  

      

 
  

       
   
    

   
   

  
     

 

      
 

  
 

    
    
    

   
        

       
   
   

     
     

   
 
 

     
 

  
 

    

  
    

   
   

 

 
 

 
 

ATT-7 (continued)
 
Existing Zoning and Details
 

Urban Reserve (UR) (City of Guelph Zoning By-law (1995)-14864, as amended) 

Permitted Uses
 
The following are permitted Uses within the Urban Reserve (UR) Zone:
 

 Agriculture, Livestock Based 

 Agriculture, Vegetation Based (mushroom farms shall not be permitted) 
 Conservation Area 
 Flood Control Facility 

 Outdoor Sportsfield Facilities 
 Recreation Trail 

 Wildlife Management Area 
 Accessory Uses in accordance with Section 4.23 

Agricultural Zone (A) (Township of Puslinch Zoning By-law 19/85) 

Permitted Uses: 

 An agricultural use 
 An intensive agricultural use 
 A single detached dwelling 

 A home occupation 
 A retail farm sales outlet accessory to an agricultural use 

 Existing churches, schools, community halls and nursing homes 
 A wayside pit 
 Forestry and woodlots 

 Open space and conservation areas 
 A fish and wildlife management area 

 A public use 

Hazard Zone (H) (Township of Puslinch Zoning By-law 19/85) 

Permitted Uses: 

 An agricultural use 

 Forestry 
 Fish and wildlife management 

 A boathouse or boat dock 
 A public use 
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EXCERPT FROM TABLE 5.1.2 - REGULATIONS GOVERNING R.1A ZONES
 

1 Residential Type Single Detached Dwellings 

2 Zone R.1A 

3 Minimum Lot Area 555 m 2 

4 Minimum Lot Frontage 18 metres and in accordance with Section 5.1.2.6. 

5 Maximum Building 

Height 

3 Storeys and in accordance with Section 4.18. 

6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24, 

5.1.2.3, 5.1.2.4 and 5.1.2.7. 

6a Minimum Exterior Side 

Yard 

4.5 metres and in accordance with Sections 4.6, 

4.24, 4.28, 5.1.2.3, 5.1.2.4 and 5.1.2.7. 

7 Minimum Side Yard 

1 to 2 Storeys 

Over 2 Storeys 

1.5 metres 

2.4 metres and in accordance with Sections 5.1.2.1 

and 5.1.2.2. 

8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is 

less and in accordance with Section 5.1.2.4. 

9 Accessory Buildings or 

Structures 

In accordance with Section 4.5 

10 Fences In accordance with Section 4.20. 

11 Off-Street Parking In accordance with Section 4.13. 

12 Minimum Landscaped 

Open Space 

The Front Yard on any Lot, excepting the Driveway 

(Residential) shall be landscaped and no parking shall 

be permitted within this Landscaped Open Space. 

Despite the definition of Landscaped Open Space, a 

minimum area of 0.5 metres between the Driveway 

(Residential) and nearest Lot Line must be 

maintained as landscaped space in the form of grass, 

flowers, trees, shrubbery, natural vegetation and 

indigenous species. 

13 Garbage, Refuse and 

Storage 

In accordance with Section 4.9. 

14 Garages For those Lots located within the boundaries 

indicated on Defined Area Map Number 66, attached 

Garages shall not project beyond the main front wall 

of the Building. Where a roofed porch is provided, the 

Garage may be located ahead of the front wall of the 

dwelling (enclosing Habitable Floor Space on the first 

floor) equal to the projection of the porch to a 

maximum of 2 metres. 
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Conceptual Development Plan and Proposed Zoning for 58 Glenholm Drive 
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ATT-10
 
Staff Review and Planning Analysis
 

2014 Provincial Policy Statement 

The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of 
provincial interest related to land use planning and development. Key objectives of 
the PPS include: building strong communities; wise use and management of 

resources; and protecting public health and safety. The PPS promotes efficient land 
use and development patterns that support strong, liveable and healthy 

communities, protect the environment and public health and safety, and facilitate 
economic growth. Section 3 of the Planning Act requires that decisions affecting 
planning matters “shall be consistent with” the policy statement. 

Policy 1.1.3.1 directs that settlement areas are to be the focus of growth and 

development, and their vitality and regeneration shall be promoted. 

Policy 1.1.3.2 provides further direction on land use patterns within settlement 

areas. Criteria for the municipality to consider include: the efficient use of land and 
resources when establishing density and mix of land uses at an appropriate density 

for the capacity of the existing infrastructure. 

Policy 1.6.6.2 states that municipal sewage services and municipal water services 
are the preferred form of servicing for settlement areas. Intensification and 
redevelopment within settlement areas on existing municipal sewage services and 

municipal water services should be promoted, wherever feasible. However, Policy 
1.6.6.3 states that where municipal sewage services and municipal water services 

are not provided, municipalities may allow the use of private communal sewage 
services and private communal water services. Policy 1.6.6.4 clarifies further that 
where municipal sewage services and municipal water services or private communal 

sewage services and private communal water services are not provided, individual 
on-site sewage services and individual on-site water services may be used provided 

that site conditions are suitable for the long-term provision of such services with no 
negative impacts. In settlement areas, these services may only be used for infilling 
and minor rounding out of existing development. The proposed Zoning By-law 

Amendment will allow development on private and individual on-site sewage and 
water services in accordance with these policies. A Development Agreement has 

been entered into that requires the landowners to connect to full municipal services 
if and when they do become available. 

Section 2.1 provides policy direction to protect natural features for the long term. 
In accordance with PPS policies, the applicant has provided an EIS and Addendum 

for both properties which demonstrate that development on adjacent lands to the 
natural heritage features will not negatively impact the natural features or on their 
ecological functions. To minimize fragmentation and long term protection of the 

natural heritage system, the owner of 745 Stone Road East will enter into an 
environmental easement for the majority of the lands proposed to be zoned P.1. 

The proposed zoning for the properties places the natural heritage features into 
appropriate protective zones. 
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The proposed development is compatible with the scale of existing residential 

development in this area. The proposed Zoning By-law will establish lot sizes that 

are appropriate taking into account the need for private services and the desire to 

protect existing natural heritage features on the subject lands. The proposed 

Zoning By-law Amendment is consistent with the 2014 Provincial Policy Statement. 

Provincial Growth Plan for the Greater Golden Horseshoe (2017) 

The Growth Plan for the Greater Golden Horseshoe (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 Growth Plan provides an overall general target for intensification. In addition, 

the Growth Plan encourages the development of compact, vibrant and complete 

communities with a mix of land uses and a range and mix of employment and 

housing types. Section 2.2.7 sets out policies for development occurring in 

designated “Greenfield Areas” such as the subject property. Density targets have 

been established for “greenfield areas” as a whole. This section also notes that 

density targets are not intended to provide policy direction for the protection of 

natural heritage features. 

Section 4.2 establishes policies for protecting valuable resources and encourages 

municipalities to identify natural heritage features and where appropriate, develop 

properties for their protection. 

The subject lands are located within a settlement area and contain and are adjacent 

to natural heritage features. The proposal will result in the development of 

additional residential units on underutilized land and provides protection of the 

identified natural heritage features on the subject lands. The proposed Zoning By-

law conforms to the Growth Plan for the Greater Golden Horseshoe. 

Official Plan Land Use Designation and Policies 

The Official Plan designates the subject lands as “Special Study Area” and 

“Glenholme Estate Residential”. The lands are subject to the Guelph Innovation 

District (GID) Secondary Plan. The GID Secondary Plan was approved by Council 

as Official Plan Amendment 54 (OPA 54) in May 2014, however, it was appealed to 

the Ontario Municipal Board (OMB), in its entirety. 

In March of 2015, the OMB delivered a decision to allow a motion brought forward 

by the City to approve certain sections of OPA 54 that were not intended to be 
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included in the appeals. This included the “Glenholme Estate Residential” land use 

designation and its policies which apply to both 745 Stone Road East and 58 

Glenholm Drive. The “Glenholme Estate Residential” land use designation permits 

limited additional low density estate residential infill development, subject to 

meeting certain size criteria and other applicable policies. How this proposed 

Zoning By-law Amendment meets criteria of the “Glenholme Estate Residential” 

land use designation is further discussed below under policies of Official Plan 

Amendment No. 54 (OPA 54). 

The GID Secondary Plan proposes to designate the northern portion of 745 Stone 

Road East as “Employment Mixed-use 2”, however, since this portion of the GID 

Secondary Plan is currently under appeal at the Ontario Municipal Board, the land 

use designation that applies to the northern portion of 745 Stone Road East is the 

land use designation of the Official Plan, being “Special Study Area”. The portion of 

the lands that are proposed to be designated “Employment-Mixed-use 2” will be 

uses solely for lot frontage and to provide access to the two proposed residential 

lots. This portion of the subject lands will be zoned “Specialized Urban Reserve” 

(UR-?) which will only allow for driveway access. The implementing Zoning By-law 

will limit the lot frontage of the UR-? Zone to 10 metres per lot to limit the intrusion 

of the residential use on the “Employment Mixed-use 2” land use designation. 

A portion of both 745 Stone Road East and 58 Glenholm Drive are also designated 

“Significant Natural Areas and Natural Areas” in the Official Plan. Development or 

site alteration is not be permitted within Significant Natural Areas including their 

established or minimum buffers as designated, except in accordance with the 

general policies in 6A.1.2 and the Significant Natural Areas policies in 6A.2 of the 

Official Plan. In accordance with the applicable policies of the Official Plan, 

development or site alteration may be permitted within the adjacent lands to 

Significant Natural Areas provided that it has been demonstrated through an 

Environmental Impact Study or Environmental Assessment that there will be no 

negative impacts to the protected natural heritage features and areas or their 

associated ecological functions. 

In addition to the above Natural Heritage System policies, Policy 11.2.6.3.6.7 of the 

"Glenholme Estate Residential" land use designation of the GID Secondary Plan 

states that, 

"Notwithstanding the policies of this plan pertaining to woodlands, for the 

properties at 745 Stone Road East and 58 Glenholm Drive, where a 

woodland has been identified through an EIS, the assessment of the 

potential to allow development shall be undertaken in accordance with the 
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policies of Section 6.8, including any associated definitions, of the 2001 City 

of Guelph Official Plan, in effect as of May 12, 2014." 

Section 6.8 - 'Forestry Resources' policies of the 2001 City of Guelph Official Plan, 

in effect as of May 12, 2014 are included in ATT-4 and are discussed further below. 

The applicant has submitted an Environmental Impact Study for both 745 Stone 

Road East and 58 Glenholm Drive. The EIS and Addenda for both properties are 

discussed in more detail below. 

Official Plan Amendment No. 54 Land Use Designations and Policies 

The lands are subject to the Guelph Innovation District (GID) Secondary Plan. The 

GID Secondary Plan was approved by Council as Official Plan Amendment 54 (OPA 

54) in May 2014, however, it was appealed to the Ontario Municipal Board (OMB), 

in its entirety. 

The Glenholme Estate Residential area includes lands containing existing low 

density estate residential uses on large lots that are currently serviced by private 

individual on-site water and wastewater services. Due to the unique characteristics 

of the area, it is anticipated that the existing residential uses will continue in their 

current form during the Secondary Plan period, with opportunities for minor limited 

additional estate residential infill development which is consistent with the 

character of existing development. Existing and new development within this land 

use designation are subject to the following policies: 

Below is an analysis of how the proposal conforms to the policies of the Glenholme 

Estate Residential land use designation: 

1. Notwithstanding any other provision of this Secondary Plan, only the 

following uses shall be permitted: 

a) Single detached dwelling; 

b) Accessory apartment; and 

c) Home occupation. 

The proposal is to create additional residential lots. 

2. Limited additional low density estate residential infill development may 

be permitted on existing lots that are 1.0 ha in size or greater, subject 

to meeting the following size criteria, and all other applicable policies of 

this Secondary Plan: 
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a) 	Minimum lot size of 0.4 ha for new and retained residential lots and 

an average lot size (of new lots and retained residential lots) of 0.7 

ha. 

All of the lots proposed (new and retained) as a result of the future Consent 

applications will create lots in excess of 0.4 ha in size. The average lot size for 745 

Stone Road East is 0.74 ha and the average lot size for 58 Glenholm Drive is 0.803 

ha. 

3. New residential lots shall be configured and sized to maintain the 

character of the lot fabric of the area including frontage, setbacks, 

landscaped space and amenity areas and to ensure flexibility for the 

proper ongoing operation of private individual on-site services. 

The residential lots maintain the character of the lot fabric of the area and are of 

comparable size and frontage. 

4. Notwithstanding the servicing policies of the Official Plan, new estate 

residential development within the Glenholme Estate Residential 

designation may be permitted with private individual on-site water and 

wastewater services as an interim measure until full municipal services 

are available. 

Full municipal services are not available, therefore development will occur on 

private individual on-site water and wastewater services. 

5. As part of a development application the City may impose such 

conditions as are deemed appropriate to protect City and public interest, 

particularly with respect to protecting City drinking water supplies. The 

City may require proponents to enter into an agreement related to the 

ongoing operation and maintenance of interim private services, the 

requirement for the property owner to connect to full municipal services 

when they become available at their own expense, and other relevant 

matters. 

The owners of both properties have entered into a Development Agreement to 

cover the above items. 

6. Development within the Glenholme Estate Residential designation will be 

regulated through a site specific Zoning By-law amendment and shall be 

subject to site plan control. 
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This application is the site-specific Zoning By-law Amendment to facilitate the 

development and the applicant will be submitting site plan applications for the new 

residential lots. 

7. Notwithstanding the policies of this plan pertaining to woodlands, for 

the properties at 745 Stone Road East and 58 Glenholm Drive, where a 

woodland has been identified through an EIS, the assessment of the 

potential to allow development shall be undertaken in accordance with 

the policies of Section 6.8, including any associated definitions, of the 

2001 City of Guelph Official Plan, in effect as of May 12, 2014. 

Staff have evaluated the proposal against the policies of Section 6.8 of the 2001 

Official Plan in effect as of May 12, 2014, as the creation of lots within the current 

Natural Heritage System policies would not be supportable. 

Policy 6.8.4 of the 2001 Official Plan in effect as of May 12, 2014, states that: 

"Development proposals within or adjacent lands to a significant woodland should 

not negatively impact the feature and its associated ecological functions. 

1.	 The actions as specified in policy 6.8.1 will be used to protect and preserve 

significant woodlands. In addition, the forestry management of these 

woodlands should not include timber production as a primary activity. 

2.	 In instances where a development proposal is within or adjacent to a 

significant woodland, the City will require that an environmental impact study 

be undertaken. Subsection 6.3 outlines the general requirements for this type 

of study; more particularly, the study shall: 

a.	 Contain a detailed inventory of the woodland including size, age,
 
composition, condition and ecological functions of the feature;
 

b.	 Indicate the negative impacts of the proposal on the woodland; 

c.	 Indicate any measures that would reduce the negative impacts of the 

proposal;
 

d.	 Recommend provisions, in instances where trees need to be removed, for 

their replacement or any other enhancement opportunities." 

As per the policies noted above, development may occur within a significant 

woodland where it has been demonstrated that development will not result in a 

negative impact to the feature and its associated ecological functions. Negative 

impacts in regard to natural heritage features are defined as “the loss of the natural 

heritage features or ecological functions for which an area is identified”. The 

proposed development will not result in a loss of the natural heritage features (i.e. 
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woodlands) or ecological functions (SWH, habitat for urban adapted wildlife 

species), as such would not be considered a negative impact in the context of that 

policy framework. There is some tree removal proposed, mainly consisting of Scots 

Pine. This will be mitigated through planting of native trees and shrubs that will 

result in net gain of native woodland cover. 

The proposed Zoning By-law Amendment is consistent with the "Glenholme Estate 

Residential" land use designation. 

The GID Secondary Plan proposes to designate the northern portion of 745 Stone 

Road East as “Employment Mixed-use 2”, however, since this portion of the GID 

Secondary Plan is currently under appeal at the Ontario Municipal Board, the land 

use designation that applies to the northern portion of 745 Stone Road East is the 

land use designation of the Official Plan, being “Special Study Area”. 

The portion of the lands that are proposed to be designated “Employment-Mixed-

use 2” will be used solely for lot frontage and to provide access to the two proposed 

residential lots. This portion of the subject lands will be zoned “Specialized Urban 

Reserve” (UR-?) which will only allow for driveway access. The implementing 

Zoning By-law will limit the lot frontage of the UR-? Zone to 10 metres per lot to 

limit the intrusion of the residential use on the “Employment Mixed-use 2” land use 

designation. The proposed Zoning By-law Amendment is consistent with the 

proposed "Employment Mixed use 2" land use designation. 

A portion of both 745 Stone Road East and 58 Glenholm Drive are also designated 

“Significant Natural Areas” in the Secondary Plan. The policies for the Significant 

Natural Areas are found under the Official Plan. To address these policies, the 

applicant has submitted an Environmental Impact Study and Addendum for both 

745 Stone Road East and 58 Glenholm Drive, which demonstrate that the 

development will not result in a negative impact to the features and its associated 

ecological functions. 

Official Plan Amendment 48 Land Use Designation and Policies 

Official Plan Amendment 48 (OPA 48) (under appeal), a comprehensive update to 

the City’s Official Plan, proposes to retain the “Special Study Area” and “Significant 

Natural Areas and Natural Areas” land use designations and policies of the Official 

Plan. Staff must have regard to the Council adopted policies and designations of 

OPA 48 even though it is currently under appeal. The “Special Study Area” policies 

of OPA 48 have been fulfilled by the completion of OPA 54, however, due to the 

current OMB appeals to OPA 54, the "Glenholme Estate Residential" land use 

designation is in full force and effect and the proposed “Employment Mixed-use 2” 

area along Stone Road East is still subject to the “Special Study Area” land use 
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designation. The City will be seeking to have the OMB modify OPA 48 prior to its 

approval to incorporate any or all of the portions of OPA 54 that are in effect as of 

that date, including the “Glenholme Estate Residential” land use designation and 

associated policies. The proposed Zoning By-law Amendment has regard for the 

policies of OPA 48. 

Proposed Zoning By-law Amendment 

Zoning Regulations – 745 Stone Road East (see Concept Plan in ATT-8 for 

proposed zoning) 

The applicant is proposing to zone the subject property into a “Specialized 

Residential Single Detached” (R.1A-?) Zone to facilitate two new residential lots. 

Specialized regulations have been requested to the standard R.1A zone to facilitate 

the development in accordance with the minimum lot size requirements as well as 

servicing requirements as noted in the "Glenholme Estate Residential" land use 

designation of the Secondary Plan. 

Staff are supportive of the requested specialized regulations to implement the 

policies of the Secondary Plan. The specialized regulations will allow the proposed 

new lots to be configured and sized to maintain the character of the lot fabric of the 

existing low density residential area and also allow for the proper ongoing operation 

of private individual on-site services, as well as protect adjacent natural heritage 

features. The specialized regulations are as follows: 

	 Minimum Lot Area of 0.4 hectares including any zoned natural heritage 

features located in the P.1 zone, whereas the Zoning By-law requires a
 
minimum Lot Area of 555 square metres (0.0555 ha) in the R.1A zone.
 

 The Lot Frontage for the R1A-? zoned properties shall be located within the 

UR-? Zone. 

 The maximum Lot Frontage shall be 10 metres, whereas the Zoning By-law 

requires a minimum Lot Frontage of 18 metres. 

 The maximum driveway width shall be 6 metres, whereas the Zoning By-law 

permits a maximum driveway width of 7.5 metres in the R.1A Zone. 

	 The development of detached residential dwellings shall be permitted with 

private individual on-site water and wastewater services as an interim 

measure until full municipal services are available, whereas the Zoning By-

law prohibits development within the City that is not on full municipal 

services. 
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	 Accessory buildings (garages) shall be permitted to exceed 55% of the lot 

width, whereas the Zoning By-law permits a maximum garage width of 55% 

where lots have less than 12 metres of frontage. 

A small portion of the proposed new lots will be zoned “Conservation Land” (P.1) 

Zone. The lands within the P.1 zone reflect the identified natural heritage features 

and will not be developable as per the standard regulations of the P.1 Zone in the 

City of Guelph Zoning By-law. 

The larger, undevelopable portion of 745 Stone Road East will be zoned 

"Conservation Land "P.1" and a small portion "Wetland" (WL) (as identified through 

the EIS). This portion will not form part of the newly created developable lots. 

Driveway access to the proposed residential lots will be through a “Specialized 

Urban Reserve” (UR-?) Zone, which will only be used to access to the R.1A-? zoned 

lots and shall have a maximum lot frontage of 10 metres and a maximum driveway 

width of 6 metres. 

Zoning Regulations – 58 Glenholm Drive (see Concept Plan in ATT-9 for 

proposed zoning) 

The applicant is proposing to zone the subject property into a “Specialized 

Residential Single Detached” (R.1A-?) Zone and "Conservation" (P.1) Zone to 

facilitate three new residential lots. Specialized regulations have been requested to 

the standard R.1A zone to facilitate the development in accordance with the 

minimum lot size requirements as well as servicing requirements as noted in the 

"Glenholme Estate Residential" land use designation of the Secondary Plan. 

Staff are supportive of the requested specialized regulations to implement the 

policies of the Secondary Plan. The specialized regulations will allow the proposed 

new lots to be configured and sized to maintain the character of the lot fabric of the 

existing low density residential area and also allow for the proper ongoing operation 

of private individual on-site services, as well as protect adjacent natural heritage 

features. The specialized regulations are as follows: 

	 Minimum Lot Area of 0.4 hectares including any zoned natural heritage 

features located in the P.1 zone, whereas the Zoning By-law requires a 

minimum Lot Area of 555 square metres (0.0555 ha) in the R.1A zone. 

	 Minimum Lot Frontage of 6.0 metres, whereas the Zoning By-law requires a 

minimum Lot Frontage of 18 metres. 
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	 No Landscaped Open Space shall be required between the driveway and the 

lot line of the newly created lots at the westerly limit of Glenholm Drive, 

whereas the Zoning By-law requires a minimum area of 0.5 metres between 

the driveway and nearest lot line to be landscaped. 

	 The development of detached residential dwellings shall be permitted with 

private individual on-site water and wastewater services as an interim 

measure until full municipal services are available, whereas the Zoning By-

law prohibits development within the City that is not on full municipal 

services. 

	 Accessory buildings (garages) shall be permitted to exceed 55% of the lot 

width, whereas the Zoning By-law permits a maximum garage width of 55% 

where lots have less than 12 metres of frontage. 

Environmental Planning 

Environmental Impact Studies and Addenda were prepared and submitted by 

North-South Environmental Inc. The EIS and Addenda have been reviewed and 

accepted by City staff, the Grand River Conservation Authority (GRCA) and the 

Environmental Advisory Committee (EAC). 

At its meeting on May 10, 2017, EAC conditionally supported the two Environmental 

Impact Study Addenda prepared by North-South Environmental Inc. with the 

following conditions (which have been incorporated into conditions recommended in 

ATT-3): 

1. That an Environmental Implementation Report is prepared and will include: 

a.	 A description of the detailed development including lot configuration, 

building envelopes (house, driveway, garage, septic, well). 

b.	 A detailed Tree Inventory and Preservation Plan by an arborist with tree 

locations, removals and tree protection fencing; 

c.	 An assessment of historic vegetation removal and provides a strategy for 

mitigation/compensation; 

d.	 A Landscape Plan depicting by a full member of the OALA compensation 

plantings as well as additional enhancement plantings (i.e. landscaping 

outside of buffers); 

e.	 A forest management plan for the portions of plantation to be under 

planted; 

f.	 A detailed Erosion and Sediment Control Plan; 

g.	 A water management plan which includes site grading, drainage,
 
stormwater LID measures, well and septic locations; 


h.	 A lighting plan which depicts type and location of light fixtures and that 

there is no light spillage; 

i.	 A monitoring program; and 
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j. Education and outreach material for future homeowner(s). 

The EIS Addenda addresses previous comments provided by City staff, the GRCA 

and EAC and as such Environmental Planning has provided conditions to be 

imposed through future site plan and Consent applications for both properties. 

Conservation Easement 

The Official Plan identifies a conservation easement as an alternative means to 

protecting and managing the Natural Heritage System. Property owners would 

voluntarily enter into a conservation easement to provide the City access to their 

lands for the purpose of maintenance, preservation, protection, restoration and 

enhancement of the environmental interests on the lands. Features on the subject 

lands which make up the Natural Heritage System will be zoned "Conservation 

Land" (P.1), which does provide a general level of protection of environmental 

features and does not permit any buildings or structures within these areas. 

Additionally, the Private Tree Protection By-law does apply to the subject lands and 

is also an effective tool for providing protection of trees. Conservation Easements 

may be explored at a later stage in the approval process. 

Grand River Conservation Authority 

The Grand River Conservation Authority (GRCA) was circulated the application and 

supporting documents and has provided comments on the application. The EIS 

Addenda addressed GRCA comments. Therefore, the GRCA has no objection to the 

proposed Zoning By-law Amendment application. 

Servicing 

Engineering Services have reviewed the application and supporting documents. 

Secondary Plan policies for the Glenholme Estate Residential land use designation 

allow for private on-site water and wastewater services for these lands, until full 

municipal services are available. 

Engineering has recommended that the Owner/Developer enter into a Development 

Agreement to be registered on title and executed prior to the passing of the Zoning 

By-law. The Development Agreement includes conditions regarding the property 

owner’s future requirement to connect to municipal services once they become 

available. The Owner/Developer for each property has entered into a Development 

Agreement and staff are satisfied with its form and content and have included 

recommendations for Council to authorize the Mayor and City Clerk to execute the 

Development Agreements with the Owners. 

Page 49 of 62 



    

 

    

       

 

      

      

   

 

 

      

    

    

 

  

    

    

         

      

   

 

 

  

       

       

   

     

 

 

     

   

     

    

    

 

 

       

   

      

     

 

 
 

Transportation/Traffic 

The Owner/Developer has hired a Professional Engineer to examine the sightlines 

along Stone Road East at the proposed lot locations. The consulting Engineer found 

the sightlines acceptable and recommended that the lots have driveways that are 

designed to allow for vehicles to have forward egress from the driveways, rather 

than backing out onto Stone Road East. The driveway location will be further 

reviewed as part of the site plan approval process. 

Source Water Protection 

The City’s Risk Management Official has reviewed the application from a source 

water protection perspective and will review the proposal further at the site plan 

approval stage. 

Parkland Dedication 

Parks Planning has reviewed the application and supporting documents and has 

advised that payment of money in-lieu of parkland conveyance shall be required 

pursuant to s. 51.1 and s. 53(13) of the Planning Act, and in accordance with the 

policies of the City of Guelph Official Plan, at a rate of five per cent of the value of 

the developable lands on both of the properties. Conditions are included in ATT-3 

to reflect this requirement. 

Archaeological Assessment 

Archaeological Stage 1 and 2 Assessments for both properties, prepared by Fisher 

Archaeological Consulting, dated March 26, 2016 have been submitted in support of 

the applications. The City's Senior Heritage Planner has advised that there is no 

concern for archaeological resources within the subject lands. 

Community Energy Initiative Considerations 

The proposed development will contribute towards implementing the Community 

Energy Initiative in recognition that it satisfies many of the objectives and policies 

outlined in Section 3.8 of the Official Plan that promote energy conservation. The 

applicant has submitted information outlining energy efficiency initiatives that are 

proposed in association with the new dwellings (see ATT-11). 

Summary 

The proposed Zoning By-law Amendment is consistent with the Provincial Policy 

Statement, conforms to the Growth Plan, conforms to the policies of the Official 

Plan and Secondary Plan, requests appropriate specialized zoning regulations, and 

therefore staff recommend approval of the application. 
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Statutory Public Meeting Comments 
The Statutory Public Meeting was held on July 11, 2016. Issues raised by Council 

at the public meeting are summarized and addressed below. No members of the 

public spoke at the public meeting or signed in. 

What is the timing for full municipal services being available for the 

subject lands? 

The timing of when full municipal services will be available to service the subject 

lands is unknown. Specific policies within the Secondary Plan allow for private 

individual on-site water and wastewater services as an interim measure until full 

municipal services are available. The owners of both properties have entered into a 

Development Agreement regarding future connection requirements once they are 

available. 
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ATT-11
 
Community Energy Initiative Commitment
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ATT-12
 
Department and Agency Circulation Comments Summary
 

Respondent 

No 

Objection 
or 

Comment 

Conditional 
Support 

Issues /Concerns 

Planning √ Subject to conditions in 

Attachment 3. 

Engineering* √ Subject to conditions in 

Attachment 3. 

Environmental 

Planning* 

√ Subject to conditions in 

Attachment 3. 

Parks Planning 
√ 

Subject to conditions in 

Attachment 3. 

Guelph Hydro 
√ 

Subject to conditions in 
Attachment 3. 

Upper Grand District 
School Board 

√ 

Guelph Police Service √ 

Heritage Planning √ 

Union Gas Limited √ 

GWDA √ 

Grand River 

Conservation Authority 

√ 

Zoning Services √ 

*Comments Attached 
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ATT-12
 
Department and Agency Circulation Comments Summary (continued)
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WJt~:-.· <.'! ~~!to11:.l : I' AI!">' :; ; ~v;•:/ .. Do\~\' •:,il!l'o.' '.~IJ'o:>:>.uL:.j >t ti.•c ~ .. : J.;.J•:• ~·: ,·.·:cii!:O.'L. '.'tl .:o ~ :.T.'f~J:'.··:l ,_:,.~J:o s: ·Jh \ 

b .·o " '".-.' " ' I • .. l'l :o ·u " ,..' 1" ' ' : ··· 

'n·,; d :.,.d: p:. !t·.1U ( r. ::: ~ th:.~ MI.;: ;-.;•::.~> ':''l( •:;· ,_n~ t;: '.'.' :ii.!. ~~"~"" 1«• :,; q ,u h ~· >: ,u.; ~1:\l.t<'.>n<•i '-:: ·.'.( >•>.d: .) :c ·:.ir:·, ':' 
'::··;: 'J:o; .,, : •. ,., , , ,, . h i ,,II ,., • .,. • . ,vii• ~,.·,u>l o: clro I ,: ' "''~ '' '"''' ,..,: ~ ~, l~r•• \ \'<111).,11:.-· 

'n·,; J»•:·p:•f7 ~t·.1Ul-.:: f..:~.fp:(. . .n:..:al.li!:d ,,:ri •lr<~J.t:d b~:d :·.:: ~-:n .'11:'-'l:~,ou::::l P""d~<:!· .X t;:~·..:af; ~Ito':" 1~>~ : 
oot·•lo r,h o; lh. :'"'''·'' "'~' o•l .i<-.·o;o •" ' ,: .< ,,.....,. , o ~·.~·· .,, ••• ,...,: h · o· '' ' '\''""~" • :< , ,.. .. ,..,. <> I ,. •. 11 "'"' ' ' ' • ··:1 ho,.,l!w~ :~o:' 

·· "' •;•,~= , ( '"" 

Om ·~ \l\) ,. , ., I" • ,....,,,. !I··· . ~ ·:''"'1'' t "'' I ru ,,., ., " ~"' I·• •• ,. I··· ~ .. . I' r.< ~· .. ,.,.,.., ;~,, : ~o , ,. v.,•b: • 1-.oo '"'' I •w< td •"'' " ' 
;,(, ,. ... ;, • f::o ' ,,,,1,,.,, . .,,,., ~ ..... , .;,!..., 

' •·w ••'l" ' ' ,.-1., • r o • .,,,u I"· , .. ~I' ,., ,,, t!•.- ""':" '' '-; " '{"' t' l" ,., I~' '.0'·'"·· •• •I •1"' ''1:~ :o: . w. l · .~ ' ' ' I' < <' oly ·•I \ :o ·:·~-l> • , . .,,,..,, '"' 
, ,r l '"'l"'' li''' ::~..,;, ; , •. >• • ..-lo ' 'I""~'' ,. ' · o:lo:o II .. Cl. :o :o \ '.·• .:: ·,,.,, 

....... , .• ~ ... ·····1 

n·~ d~~J:p~ . ~bU -.·::T)ou.~ II Pll:.'.t -::~ ~OI ... ;_O:Ir~o:::::S.'k .-.::tl:ll.'lt'~l ia:. ·:.(<•»k.:::t v·i::·, ( • Rt,',- J:.":./ ) • {o; ( :;.,:.. z~·-·j (•) 
• "'' ,-1•·•· ·•• ; ' ' .. Cwf ( ; ul'i,·l ow. ·I:H,.o1~ ''<' I.,, , •• .,,_,, . ,, ...,,., (,, ,.., "' ·: o ' o: · •ulv,•:•l l ""'ll'<' tl': I•· o' w " ' ' o<l·wlt~.,.o ~>I 1•,• ( ;. •• II 
'"' · " , ; , ,,.;:., :> (.: , .. .. '> J •• ''"',. .• h ... ' .... , : .l.:h" , ,;,"' ; • ' "' ~" ,.,,t' ,;!;., ... ..... , ... ~, ... ;. .. ,. ·"'' ... , , ' ' :>' ""' •!'.C .: .. , 
N1::::lliJ'.'llioJ: !:1 ~~~ :'~:':':·)~ U ·-. I'X H-~l':' 

lnll>'lnlll(tll~, I)(';(IOPII'I~II t {'lid [ll'll fOIII"Mr,t-)1 Et:OIII~IIfiO 
:. ~;., • .,.;,.., • ·<I~ .. ~~. lor(o ••l'~ "\" '• -~ .. ,.;....,. 

I ,, • .,. ,!l:l.'• ' •l>W! 

'"'" ' •>'' O'Oitll i<IOO!>f : .. 
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MEMO -
r., ~ [:.t':~l : ,~:t::~tw••WJt~• :..'1:· 11:':'~~ ~1-.t.f ~.:.~ucio:;; ~be -.·.U~£:a..:: •:i r:·,':' ::.:..i t'• :..:\ ,.,., ~11."-»Ju:.t~ .. u:~~o! t.v)l~~.:...tt. 
p:nv:~'-"~· :ox: .I.,; tw:v;~d ~,,: :, jt 111:· : ·.'>:J~~•Iilv.i:..·: •:: o.lto.· ~·,d:tJ:::/l:Jt.:l•:·:,t...:. :'ti~": .~' lb: "'·'-' }ia:t !on~·r.·al :.·:·vci·.'r 
•> ·"')' '""' "'"'P:o, ,,. ':t'"'''"''i ,,,. h- l~u• t<, f ~ .., .. ,,, >' ol <b l' ' ' n I; h i .o\lt'"''l~·rh·• o :> !::· .;,.,., ;..'}'' :1 .,., 1:' ,,., ..,,,.,,.,.,: <' 
j ,.. o: ·. I'''"''"" o .\ . 1 ' 1'"1: . lo. :oh , , ,( '" · .. 1 .. . oJ •: · I . , , " "' ''' '" ,. ol ,, .1 o · ··· l ~ ,t,,,.,.~,:, ,, ,: , 1''' '1' '"·' 1 .,,. ' 

'11w <h'" ; ' *! •'l l o•o•:l .oi 'o: ·h ·· ·•t •O> No,t. '*' ' <···•' "' o,• o( . ><l.,l ot' oo:>< : ,, ,._, )' ,,,.. 1(: -:o:l l'>·l ol f ,.• :o::p»• :' \d ~woh'H< 

l lo" h.o;·i"~"· (,,~ . .! ' ·'" ,j ,:l,tlio .e> '""'""'"t. .. l•ul '~""' uo...-.. !:d ll1.tl J ... !, ~ .O< •.<' olo.•<'" · :•• J ><I •· " .!...>i;·o.<> •• u •!!•.•·· (.,, 
'""l:.d~• '» b~ 6~.':'.7.il~,:~ ~~ :.-:..n~ <': .... ~~::.;.""; .• :.:!.:... (w: b:d·~.:;-, ·l"l:~. :::.~· $'»r-<' ~>: ... i C.)~:. 

'I ~-"'"i'''"·' >' "" ' I} t•w o:' \ ' '" '';''W•'I• ·~H )r. l;· •I. oil •:<I: ''!1._ .. ,. ""'"'"' ,,.. ' " ' ""· ' "]' '.·o <;. h, •· •I ''"j'l"'" .od o'.o' I ~ "'"J'''' > ''" ' 
., o:J , , I.·<: ~ :·I •o•• ·::·l •i •. · . ,. ,1 ,.. ,., . . !.,, ;, , ., \ '.·1 •. ;I,. l"" (,.,,., ,, .. ,~,.!, o b 1 ,.,,. ,.;, . > . ;.,,, '·' '. I·: I ,, ' ' !,l• lui• ,; .· 
bt'l":''<'<"ot :-mM t-;n (t. ~,·,.t (,l!':,,l·.nl ~·. l>ti'"". •t:~.MI:oto.w:'~(~<' r~H111i.~,· /:~lilt;': ~rtl t. •f:id t! t' llot d~">:knlt .\ (":'<' (rl'llr~'. 

( :.:~u::'l.l:.t~ n !'I ::\i :"" -'t ( t< ~~·!:i ; .(o: l .itt.:! ·:~· "'';: 110 p.>)'·H< !~·d: ' .;,,; li.-;:· 

T.o•: ll;U ·.~•·h..t· '·'"·•mt.b~•~ :u ·. :w··:col~:o;t:J>d ~-·; i>·. ::.o,·:· . .:ld :S..1. ,k' ~k-:m.~.t:.t :•?t .~1:1.t:l .1;,.1 :t "0~·••"·"" •:t: ~~, ·•1.(1 , . ..,,, . .,~.•
r·•'" '''l"''"''''> ""''''' 1 ··· '/w~oo.,::l'>·-.b» l:•{'n · C:•w•·ol :'1•:.,!,>1) .. .., .... ,,v.:· .OI· a •,· l· ) , , ,.,., ,., . "~''' 1·,· ,.~~·'''"'''''' ' 

l..: .o l . :o:.:ou•:.: to, ~ ... ·,l:" !'1'"' · 1-; ,, ~'·'· '" '·• <l:olf " " • ..,., .,,.1:1•: '" i: .• to. ._! ,,,.,..,.,,.,,_d ll :ol do. ( ... J,;,.,.,;"! "~o:li ;,,. .. !,...• 
j)f•) '."i1it.>M nf : 11t,,.1ir.;": /,t, ,)!': ~I J; \U:ril $1:1.1' lir.\l': u 'I' I' tl~1:1'11'*o'': :l;';f<"<"•l'I'1H: ., ~lor :'io'<'l!i;:!'o.1 J \.":l'l:~l:':l'>.t: 

· 1·,· ••"·"'"1'' " ' <' •J '" ,,, .... ., .. , ... , '' ' ' "11'' ""'"''1"1'• ''' ''" ' ·'" ,,,., .. ,.,.,, ·:A·. o· ~ . " • .._.., .. ,. .,. ,. ~ .•• ,1: !-l t· 
-: • l o ' ~ " ·1: 1' · ''" ', , ,. "'·' ·''·' ' ' 'I''''''' :·1 1·· • ,,, . .,,,.,1,., .. , , ~ , , ,., ,.,,, . .. .... ,r.r,,. ;·,..:,. ,..,., ''""..:. 

•" ~"'"'· 
-;. 71.:.. <l~'""! : ,>~: .H~.w~· (10 -;:t~·: r.\.'~"'..: : :: )i: ~ll>:.:. : .o:<·:d :.Me ··"-~h. •:>.~'} !-(.; -.:~ ... (\~· 11: .... .-: ~~...,M :~~J ~-: ~!' ... 

li:'.O:tk.;::~ ~'.To'/.0.'!. 
~ · I ·· ''S"'''"'' o•l ·:.-o11 :·::o. ·'"" · ~,. , .,. o•: l"'"' ••Vt' ~1>.- o •:·.< "'::·'"'""<> 11 • • .,..,.,,,.,.,<; 
.> '. I , '1.." l:1•· • ~toO:~ ,l,..! .. . > , ... 1" .,.,;;, . .,,.,tv j,l, ' ,,, , • • , , N ""·' ~: ~o:. '"'"' ·' ' , .,. '~''' ,., ' " " ( i h ( "·' , , : :o • 

1o\::·. nt>no'l\'t~ ~tlf. nn oisl: 1•:. }v,tb .,· !·.<'ll!rh ( \rl. '4-r'~ :.l.'l.'f' ~·-<' ~r~ .>:>ltf~l':\f. 

·1 , .. ' "u ' ~·'"'i ,,,.,._. ,.,. !""'""'• .. ; ., •. ,,,.,, .,, .. ,. ~<· r·,, ,. .. ,, , .,,: ,,.·· t·:· ,,7 , .,... ,, •h""'~+ .,,, l·l.:• · ~t·r,.."·•l . • ,., . .,.,. . ..,. · .
!:" ''"'1:.. :1 , . . .. . ,, · I· 

71.:.. <h~! : ,>~:-,}1;.::, <11t..\~~ (.) U~ 1: ;,':!' ) !1.·:7 <'.et:~$ ~.!'I ;~u _\Jit:cir,.", ~b le<dM offb~ :)\'ik'..l~,J.i~·~::. <~; r_.; 

V >!•1t:.. "~D. :n:Aliw. ,_,~~UJ:;, ... ~ . ~\>.u:.l•··~t,·: r.•·.1oi~Y>.\ :1:;,::,;~,. :~:;o,;:d o.!to.· •j:t.:J~•~ ·:~ l ,_:,. :;..: b td l.•:•~;o.l ·,:y,::u., :J~>.' 
., •It"'''' ,.,,. ;. ,._ .< : ~ • I ., . • ,.;:. 1•··:1-. ,, 11. . "•n•l .,.,.: "" .. , I'•: . < ;,.,.,., , '.'" oo.;:·• :' 1 · \' h ·oyu:o··:"'t 

:.:: E f :!~ I':O:ini ~:: •. ;1!':\h >lrr. c.:. . tl~ <$,. bl~b.1.".<'$ ,,;,· hr:e (.t">;".j!)"""' ~.~io:ll';t 'fi'l1:·1-l':~·"•~r{a,~r. .:lf n!': : .ir; I <"fi M,f.'. '''~ 
•J:.-.:lopt!l:'llll-.: .x:r->o:'"'ll: L(>< Ill; :o:t ·:-:· <'<~.f~ ,.:,.J ( :-::.:r.·:,;ti:,: : :'Lv.1!t ..l'.pro":<.~.:! t·: !'1 ~:\i:~ : :·:..·.i':; 
.·lu ·10: ~· 

.; ". 1 .. ,1,., ,.!,1''· :.!o..i.. "'1 ~,;, • •~' '"' ·"' '"'' ,., ... , ,. ... , I ' "" ' " ' l!o. ;, • <'oli .~::.ll •: ,. l'o,,(, ,.;,," 1·" ·':' ,,.~.., ,., ,1 ; , 
;•t::.se<· _, ~t:<·:..:W.:. :' •.dt.' r:,,~ t:i':!"'- :~w~Ll~~ : .. , d d:~ L-r.ta-!<tj,.:..., <-t ~ :·L\i l'.l!'"t' r~! I:.wil :·.:..Mr.~·~ 

lnt1·~11"cture, Oc-NIOSII"I'Ient ;:wd En Yironme•\t.:ll En al nee•1no 
")~<'••r? "''"< :~H ... l ~f.,.•-1'~ . .-.o.•• : ... ~,., ,.,.., 

T ;,<) ¢~7 W:-4 
<en) ·eu•x ·}'·;-.lSf b.("' 
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MEMO 
Guelph 

·x ~ ·: .w ..... . :: \:.. l lj' l 'IU 'II- !1o<- l ... o:o t'JOI ,,.j, ;•,;oo, JI :, ~:j•J • \ ,, Ill> ', 11 .. . >'<·'*"""'"! 0< h i'<"' ' 0: u:.t: ,;. I• <, 
~·tr.·~~:~~,·.:':' lw"::" -::~:::. •:.:' ·:h':' J.:~• '.':'lll :.d:..t·.~ : >·:-.: J~·-::O : r.)l'.ll ;:,:t ::u:<r.:-:vu ,~r~•r:! ~u< ~:: r·:· :i:..<: >1~ 
,.,.,, h J" '" "' ' ~,.,. "~· Oo· •ou p·-..,, . .,.,. ••• I'<W•$ 1< t:~J Ott:•·l " ' I"W h '1 ' • o' " ' !l ot ,, .,.lo: ~· '"" 1,. :··1 ·~·.>·:1 

l :\.1':,1~d<,,>I'~'M.htl"":<".1,"1':'• ~.l.t :O;' ff"' u ;' , I'Mn: •V: rlt': t>nillll'>.l.l'\' •'{ rM \l:lo:.t :'1: :oa : ' t': r:i .i:ol .r<!'c: ·.; -f,.!', l l'>"•irr·, 
f<'~f" d~ f ~·· do< r--»: <•:<<'i ·.•!<!. k ~~.( •. : >~ c.l!it>.:..>::: ;.: t." J<•-.::.0: u / J::dc...-..,; :. T.t : .; ,.,.,;~., :·:t !.1:.1.11 : d >.\:..: :. 
',11•,:•:• :rot ho"""""'''' ON l l(• : • : . <• : .<« ,1' •' 1 W :•'<'''"''''."' WOI I() !~o'J ~ ~~:Y:I ~It ~ : ... ', ~."il'~ o;'f ><lo ll:' •!t<l " '(' ... C o ::• 

(, ,oo.td o,, ,, :!::.: ~J "' '}' oln: :;,.,,,, ,! o;;;oo.loi .. •OL> ,,! 1 "' ' "'1'" ' 1-'' •'1'"'' ' ' o.: olw "'" ·" '~" · .: o o.: l;,ol ; I( , ,, ••~• •U• ~: ~ o,. 
:':;-.\ ,'I. rl,,. r..:'ln::.1~~nr':''. .1~1.'l!M)t o".$ w ·,!ot ~,:,t ;,.;~;;~~ ;.-.;: fl~'>!JHf!' 'l1t':ot•~:~s r:. :r.ao;j·/' rile :f'M~,-,;..~;;.,,. M 
.: .. :lnx:...::,·l ' $ '.!i.:J',:In. n:.· '.''.'I:.S.dl::l~ d::.dl :~t~·- .:;.-:.it'·: .bol ·JU I.(."Jf \ CI:o.'! l ',' ...... (.l·:.>:t..-:r.cl :.:d /,Jt ~~-:!'' ::·,,j lv ( ,·, 
C •: 1 ' "'" " " ""'' '" 1• :I t:• !om 'o!o ~o·: ·• I' •, ,. , I o:> I o ' '"''' " ' " ' • oo ~oool <:o •o lo •ol.:, •l: \ : •I I • • 1"'*1'*'"1 ""'' 

S. T.·,~d~<'lc• >~:-.luC ~,·,; :·:.:1:~ •:.-:;: .:,~nll.~\1 ( : ~t <.! dlA' Nl:'.!.\ 'd mo ot'tb~ .:~ -:-::('/s..,...w:.:: (.1;(':.1('4:; :·:r..e:.u::. 
:-<01to' o''t''" " ' ',("'••' , , <ilo' ( • •!O' ' '!'J:t' V,•!I : v• <' ',o'I'! 'Y o' :<I!: t'"'" I ' ' n •o: • ' Vol' ' ' " •'h o' ! ' '~ i N'''''i ' '" lh •,..,, <, ll o 

: "'''~ 'I ' o ·I :oll1u·. !·: I I•.< ••·. 11,. ' "' '" •· .• I ''" ' ' •>.<l:·to·o ., . .,, .... ,. h:· { ; •. .,, ·I \ ' ,,. , ~ ... :c ol: h.,_ , ~., •·I h 
r~~•:tr. o:r.t,~l• t:of rht o\!'·:'f!t .... ~.n~. 

.. I' < ··1: ·.>'~·:•'""'"' ~·.o:':·, ,:,.,.,;.,J' .••.•• "' .... .... '"· ..... ... ''" ''"'I" "'' ...... ' ' ... '"'·t·' ··· ol . .. l·.o• ! ~··~· ·'!'!'"'"''"'I•; 
1 '" t ,,, ...,., ,; \ i. , ,,.,,;'(.j,,. "' , j ,,,.,,, I ,,,,1,,.,!.,,,, , tlo ~ :ll "" ·' d-. l':o.fo: •• ;,_, , : ""'·•' "''' .,.,(,, : ~ · .;: ·oo• .l ol ,, 
~~ :,o:. \,\•:.Te: :~r.lo; ij',~ r.to 1 17 t·:. "he ( ; ~· r:'<lr i \~ t:·. :.en:.·~) th• (f• u r .•).· ·i: ;o' .~ :· r' \t': ' :·"ofl",\ ' il.,t rlo ;· rlol' :r. !v.1ilr 

~::li•'I:O i~ :u:::~o;.-.u;l? i'<.\':-'''L; :!! >.'..dl:'):O't.'. T.u: \!,··:~J.o~'o.'t ,b,dl 1::.1•:•· !tl. I':x-t:.:!~Md ~~.:r•. ~ ·:,1:.<, >.'.:,:!?:.·:.' !b: .,.:,., ·: 
.:o" ".<! > " i •h '" :o_: : •ul " " ' " ' >» lo u!l 1:.'·" 1" ;., "•I :'u .,,._,, .I' ·" •· I.,(', , 

T.·,!"J~~lc· >~:M::.'\~=~Jt~< (,;,~ (~~ G~·d:·t : .:.<>t ?!k~ :~~4. ':''>lhh,;~\~lllu.:. J:) ::oe-:.~ :bn~.il;t:. ~::i!ci.~ 
.., ,vl : ·ol··•lt~"'l"''"''' w oll o::" or,.. 1"''"''....,''"' '' , .,. < ;,., ... , . '. • "'''t;>"/ ~ · ., . I '· ·; ·o:··• 

!1. T.'>l': ,1~d<,,>~~·r.t. ~ l .'l:JOI:t': ~ ;rh~'""'~.' llol.~.','.~o·)t': \ll'• ~.·1· <.><'.o!l( •. \ , JjY:.v.o ; '>.1 !'>for, l t': lll',.i :.~r.·.- !-''•~·:i:J'o ' r':'. : rbe 
~~·l·Y.i:..;:' '.'( llo> );:;:;1, , :.t •,\,~i: :1~ :w:•1h:...;l! : .. ~:~~~;• ,·; ,•.•.'1:0',\.I!'>·Jt.:l:\v.: i>j.o.'> ~·f ·:·~:: (·,c: >.lto:i: i'l::m 

~.: •. , ."' ... ; ... !.,, ''· ··•<:'· 
Z·'llr-;•·:i!c.: I t(•: :!¢; •:' :::.• !::.;:.-'> ;( .io; .. , 

't u r; l •~:mw, P.l.o'('t 
)~::l~'l,l:t .. hs.: \1\'I\U:, ~· • .J \'!Ilt;o;U. IJI\' J::::f'.:l'~'l::l!'.'JOI:I! ~~il..o.\.'LIO? 

A:!-.:tll-!(n.\·~·~ 
V:·u~·t, · ,_,.,,!'"'''' 1•-ro -:_.,, .,.,., 

···~ ~« " 

l fiii,,~IU(t!o~, O~I"I ~PI'fltr.t Md En••ltonlll~flt31 Ell(llfi~IIIIO 
: ,,,, ~,.,;,.,1 "'"I l':•!:il .. l ' •of< •>-.w :l •·~ ~-··· * 

I '>lS·•.• J:'· :<) ;,I'l 
..-1·~~·~""'"'$""'1V '" 
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INTERNAL 
MEMO -·-
L>f\1 t M::t)o' / 6 , ? 0 17 

TO 

~ Ror~ 

L>lVlS!UN 
L>ti'A U MtN I 

lindsav Sulatycki 

t .. dale UbbQ 
Vl3nning, urN~n o esi gn ~md I:U ilding ser1ices 
Irfldstructure, ~ev~opnEnt end Entgrpris~ 

SUOJ[CT 745 Stone Road and 58 Clcnho lm Drive ZC160S 

1 have had o~onu nit\' to r .wi :M tf'!e proposed LoninQ l:'v- aw Arren::lment for~~ !.:ilen h:>lm 
and ?45 Stone Read and ~rovide 1te ful!ol'iino commem:s and ccnd'tions. 

Comments: 
L. environm;ontcd .~ anring staff's ~pport is b~s:ed 01 :h;o zonir g fer s iynificem 

Woodlands and Wetlands beinQ f'.l (Conservation La nd) and WL (Wetland) 
res:pecti\'E"I\' . 

2. Gta;f believ-e that the 50 Glenholm Dr. olan w04.-ld be imor·:J"Ved from an ee-oloo cal 
J)P_'~n-¥Mv~ ~,~,; i th -h~ '"Amnv;;l ;mrl rHrnr~rinn nf rh~ loo~il rlr ivAw::.y ~s rhi=> YVou!rl 
rcrn~t4lb:;::, cont1guou~ Sl.;~nnQnt WoodiJnd . However the E}S Addend.:. prov de-:; 
I ..;. liou ... fH Sl l(l(l\11 1 inu U-!1 Hlll ic111 ui IIIH f-! X i:... l inLJ d e iv~WA)" 'll:il h IM) 1 H!JAI i\'H ill iJMd I!! 
the ::;qnt!CJnt woodland::;. Tx dnvcw~y 1::; alcgJIIV cx1~ttng usc and~::; ~ch ~tJtt 
h AVE-" 1• ; fIll li-.1 !:l !l llfiiH III n n I h is UIAI I H!. 

3. Stili Jrc sJppor:1vc of t nc r.::ccmmcn~tlon~ tor ccologlcJI I~rd::;ca<JIOQ 1n b Jttcrs and 
um iHt -l ll-tn l i · ·~ lhH s i•.w ifit r.nl woc:cl t...wl uu il AI ~R <ilHulluhu llriv,.,_ A·ld iliu n..tl 
l ::~~r.dscapmg cuts1de ot the ot.ft;rs IS-3 welco11ed .anhaocerr ent to th6 plan and 
shoul d be incoroorated at the Site Plan staoe. 

4. tha :1~ "ddanda ~dc resses im,:acts as.so:::i~ted wi: h e-cologic:.! tragmenr~rion by 
ensur ino oaps between .,Hloded units are m in mized and by rec.cnnendi na 
l;mdscaping 3nd m~ 1~ge11eot of the s· gnific::~~nt woodland unit t hrot.gh under 
planting. The outstandiro concern with respect t:;~ fraomentati :;~n of the s·onificart 
wcod l;;nd is: t het of fregmentad cwnership. Stoff sugQQSt ttat fra .;~mEntaticn shoul•j 
be mini il·zed trough lot configu""ation a1d long-tern pre!ervation suppo1ted bv 
11!1-!AI H uf I.-til( I ( l~dicAI i1111 0 ' C:C lU!Y"I \lA iit Il l HASH'II~II IS . 

5. A Sc:>pcd E'1'vlronmcn:al l m:)lcmCfltiltlor Report ~~ to be xcparcd pnor to S•tc Plan 
AJlpl! JV.-il .-tl!cl ~h..t !l indwl >-!: 
.:.. 4 dcsc-nptlon :>t the dctJ1Icd dc•Jclopmcnt mdud11g t UIIdrng cn\•c lop·~~ :hou~c. 

· Ji iVH.VAy, UAI AljH, SE-".p lic:, WHI ). 
b . 4 dd~1lcd Tr :::c Iovcnto'"'( a1c Prcscrv.Jt lon PIJn by .Jn ~rbord w•th tree 

lo<.:.::~ lit~us. ltmovdls dlld -~~~ uwl:U.ion i~n~.,;iuu; 
c. " Landscape Vl; n depictirg bv <1 full n-em ber of the 0 !\LA co'l'l per,sation plan:ir,gs 

as '/\·ell as additional enhancement Jl antinos ( i.e. landscapino outs de o= bu=t'e rs); 
d. " fo--est management pl~n for t he portions of ptanc;tion to be .mder p ame:t ::~~nd 

to form a basis for a conservati·:>n easement; 
e. " .:Jec;iled Cr:>Sion and Si!dimart c om rol J..llan; 
f. 6 wate · manacement plan which h cludes si:e o·adino, drainaoe, sbnnwater UD 

measures1 wall and septic loc:.tions; 
o . 4 liahtino olan which deoicts tv:>e and lccati or c f li~ht fixt ures and that there is 

no lit;ht spillag~ into thQ I'IHS; 
h . 4 moritor inQ procram : 
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l.mdooy Sulotvckl 
MAy ?6, ?017 
RE: 745 Sto ne Road and 58 Clenholm Drive ZC 1608 
I>AUI-!? u ( ::\ 

I. Flll tc .A ii!ll l .wd lli i ii HA<h ll t.-tlf.!li .. d rw f ll l liH i• m f.!(hVIl~(s) . 

6. The Env'1ro1ncntal .4.dVI~o ry Comm1ttcc ho:~::: p·o'11dc cond bol'li:ll $U~port tor :h:l' 
7ouiuu Ry-lnw A·n~udn 1-!111 wilh lhH Culluwint~ u tt•li:lli vl'li.:h w.-~s p..t!-0:"'"" u taAuinmu:-.ly 
(xc Atbc.hmc1t b:l'lowj . 

Toe tollowmg Condtt lcn::: ot App'"o<~~l arc rcc:mncndc=t by Env•r<mmcn~l PlanmnQ ztJtt tc 
SllpJIWI ll u- .-l(IJilir,.liun: 

THAT o r jqr l)l Coo:rent qnd Site f l j]D Anqrqypl· 

1. The owners det~elop conserv-ation ea~'eme 1ts to be re<Jiste red on title ir oonsultatior 
with the Cit'i" to addrEss fra .~nEnted o~.Nn~ship and lorg-term p eservation of the 
Natura l l eritaQe !lvstem. 

2. The dc· ... clopcr ~hall dcvc·lop ond Implement ~n Env1ronmcntal l itplemcrt;:ibon Report 
whic:h in d udf-!s, hu l i...-uot li rnilf"''l lt;: 

~) A !:ummJry chJr.:u:t~nzJtiC,n ot t he Narur.JI Hcnt.:tgc Sydcm wrthm the ~tJoy .:trca1 

iu: ~udiuu .-111 Al-~f-!sst n~• •l ufl•f..l1t1i1: Vf-!:JH1..;:1illi i i ..,JIU1\'AI I.:. ·w u 1 ..; I +Asi~ (, ,, lh~ 

ocn~crv.Jtton c~crrcnt; 
b! A c es.cr iption of the detailed d t2VEif.'4:m12m i lcludinQ lot co1figurarion. buildill!; 

envelopes ( 1cuse, drivewa)', garage, se~ic, rYe!l). 
c) 1\ cet~iiQd 1rae ln\'Qntort and Vr&sQr/::~tion v;an by ::~r, ~rbo'"ist ~Aith : r QQ lc•catic·ns, 

rem::rvals and tree protection fencin<1; 
d) A l.:md~Clpc P!Jn dC!=IC:Jng b'( J tull mcmb·::r ot tte 0 4.LA compcn~a:1on p!Jnt1ng~ a~ 

wf-!11 A li ...trll:il iun..d f-! IIIMIIC: .. .:n~l l IIIAI11iii!Jl-. ( i.E-" . IAn rts, "'l*ii i!J cJ .dsicl~ 11f lu Jrff-!ts:; 
e) A rest:>ration ard manaQement plan for the corti:>ns of Siarifkant Woodlaoc: to be 

under p ante:t This r12storarion an:l manag~ment j:lar. would provi:te c12taits 01 .\hich 
t~c~~ ·~·ould be ~elective rcmov·::d ;:,nd where under pl~ntirg would oc-eur .:t~ w~ll .JC _.. 
111.-II'AIJU:.IIE-"111 p l .-111 h t HJISUI H SUCIJ.;l-.S c f In~ lf-!S!IIIAIIIII ~fill: , 

f) A cetailed Crcsi:>n and Gec iment Control Plar; 
g ; I\ water manag&m9nt p lan \\hich inci.JG.es eire gradins;:, drainage, stornwat"SM" LLU 

meaeures. well and seotic locatio1s; 
h j A liGhtina p lan wtich depicts t·toe and location of lioht fixtures and that : here is r,o 

Iii_, hi spill..;uH: 
i) A nonitorinQ orcora m: and 
j} ~ducat' on and outre~ch mati'nal for futur& ho11acwner(s). 

AriPIP l :.bhia. 
HIVII'.,,.,,."t-"1 1.11-'!nn,., 

Plarnno. U1'ban Lleston end BI.JIIdlno serviCes 
!nha structur<e, Development and Ente t1)rlse 
l~~>C.otio.m: Oly H<1 l 

T :15-~2-1250 ;c. !S63 
E o..Jo:I~.I .,Uloo:o~uo..o:l ~.>h . ""' 
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Liur.Js dy Sulc~lp:k.i 
t-1ay 26, 2017 
RE: 745 Stone Road and ss Glenholm Dr tve ZC1608 
Paqe J of3 

All t1t:lu u .. u l 1: O RAFT iuttl in u fru m Mo1y 1 0 ? 0 17 FAC: Mt>.l-"liun : 
" note that thts motton Will rematn dr-:tt: until sx h time that the meebnQ mm.Jte.s are vo: e1 
L po.-

The :r.vironmental Acvisory connitt~e condition;lly s-upport t he two Env ronm~ntCI I lmp.i!ct 
Study ~.ddenda oreoared bv N:~rt1-South Environmental I nc. in sux ·ort of rezcnino 745 
stone Koa.j ~ and !>ti v lenholm uri·~e wit h t he fc l!o.,..ing condiron;:: 

1 Hll, d~dication ::>f lan.j .:.r d.' or conservation ~sernents ara :KJrsu~d to addre-ss frJgm~nted 
ownership and lono·term preservati on of the Natural Heri;:aoe System; and 

THt.- an Environmenta l Jmolementati x; Repott is prepared and will i nclude; 
k} ,\ .j gscript ion of :ha detJile-:t dev~lopment i l'ldudirg lot c::>nfiguration, building 

HU\il-!!np~ r ii(III!V!, d· i Vl-!o'JA{, UAI ..ttll·~, !->l-!jll ic:, WHII). 

I) A detailed Tree Inventor)· and Preeervaf on Plan by an arb:;,tist with tree locations, 
rem~als cmd t ree prot~ion fenci"l~; 

111) AI· .:ISSf:' :>l:>l llt:n l I.J ( hislw il.: Vf:'yf:i leliull l f:i ii iUVdl dUll IJIC..W ir.Je s d sll cllf:' yy ro. 
miti<Jation/com oensa:ic•n; 

n) .\ _3n d;cape l' l<~n depicting by a full m~mbilr of the or.u\ ccmpensdti::>n plentil'lgs Js 
\\ell as adcitional enhancement p antinos ~i.e. !ande.caDina outeice of buffe ~); 

o) A =orest ma1aQement plan fer the. portions of plantaticn to be under olan:ed and t<l 
form a b~·;is for t 1e cons_:lfVetion eas~ent; 

o) A detailed Erosicn and Sediment Cc.ntr<ll Plar ; 
a) A "Nater manaoem~t clan whi:h includes eire •Jracino, drainaoe, swr"l1water LID 

me.:.sures, well dnd sept ic Jocarionsj 
1) ~ i!Jill il t!J pLtu wl•i• 1, dl-!.pi•:' s I )' J l"'! Al it! II!C...t l i! 111 n f I iuh! fi d •n HS ..... 11 lh ..tl I~~~' ""! is uo 

hgtt op111ogc; 
s:) .\ 'llon itofi n .;~ progr;am; ~nc 
I ) F1 hi.:AI "ou Aml uul l l-!..- 1. II IAi l-!.1 i..;l fm C !IIH l-!. l 10 llt-!ltWi ll-!1 (s) . 



    

 
  

 
      

 
    

 

      
    

   
 

     

 
       

 
     

 

 
       

 

ATT-13 
Public Notification Summary 

April 18, 2016 Application received by the City of Guelph 

May 18, 2016 Application deemed “complete” 

June 2, 2016 Notice of Complete Application and Public Meeting mailed 
to prescribed Agencies and surrounding property owners 

within 120 metres 

June 16, 2016 Public Meeting Notice advertised in the Guelph Tribune 

July 11, 2016 Statutory Public Meeting of City Council 

June 28, 2017 Notice of Decision meeting sent to those who requested 
to be notified 

July 10, 2017 City Council Meeting to consider staff recommendation 
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Staff 
Report 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, July 10, 2017 

Subject Decision Report 

1131 Gordon Street 
Proposed Zoning By-law Amendment 

(File: ZC1609) 
Ward 6 

Report Number IDE 17-55 

Recommendations 

1.	 That the application from Astrid J. Clos Planning Consultants on behalf of 
1876698 Ontario Inc. for approval of a Zoning By-law Amendment from the 

R.1B (Residential, Single Detached) Zone to an R.3A-?(H) (Specialized 
Cluster Townhouse with a Holding provision) Zone to permit the development 
of an 8 unit townhouse on the property municipally known as 1131 Gordon 

Street and legally described as Part of Lots 4 & 5, Concession 7 (Geographic 
Township of Puslinch), City of Guelph, be approved, in accordance with ATT-2 

of the Infrastructure, Development and Enterprise Report IDE 17-55, dated 
July 10, 2017. 

2.	 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 1131 
Gordon Street. 

Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve a Zoning By-law 

Amendment with a holding provision to permit the development of an 8 unit cluster 
townhouse on the property municipally known as 1131 Gordon Street. 

Key Findings 

Planning staff support the proposed Zoning By-law Amendment subject to the 

regulations and conditions in ATT-2. 

Financial Implications 

Estimated Development Charges: $174,968 
Estimated Annual Taxes Once Developed: $24,550 
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Report 

Background 

On March 29, 2016, an application to amend the Zoning By-law was submitted by 
Astrid J. Clos Planning Consultants on behalf of 1876698 Ontario Inc. for the 

subject property at 1131 Gordon Street. The application was a request to amend 
the zoning from the current R.1B (Residential Single Detached) Zone to a 
specialized R.3A-?? (Specialized Cluster Townhouse) Zone to permit the 

development of 16 stacked townhouse units. The application was deemed complete 
on April 28, 2016. The statutory public meeting was held on June 13, 2016. Staff 

Report 16-45 provided background information related to the proposed application. 

Following the statutory public meeting and receiving comments, the applicant 
revised the proposal from 16 stacked townhouse units to eight standard townhouse 
units. The applicant worked with City staff to refine the eight unit proposal and 

submitted the revised supporting materials to the City for review in February 2017. 
The revised concept plan and proposed elevations can be found in ATT-7. The 

property currently has a single detached dwelling on it which is proposed to be 
demolished to permit the townhouse development. 

Location 
The subject property is approximately 0.184 hectares in size and located on the 

west side of Gordon Street, just south of the intersection of Gordon Street and 
Hart’s Lane (see ATT-1). Surrounding land uses include: 
 Single detached dwellings to the north and west along Hart’s Lane West and 

across Gordon Street to the east.
 

 Cluster townhouses to the south along Gordon Street.
 

The site contains a single detached dwelling that is proposed to be demolished. The 

demolition of this dwelling is subject to staff-delegated authority and will be 
processed once the zoning amendment has been finalized. 

Official Plan Land Use Designations 
The Official Plan land use designation for the site is ‘‘General Residential’ as 

illustrated in ATT-3. Lands designated ‘General Residential’ are meant to 
accommodate all forms of residential development, though the general character of 
development is meant to be low-rise forms of housing. Multiple unit residential 

buildings, including stacked townhouses as proposed here, may be permitted 
subject to meeting the specific criteria outlined in Policy 7.2.7. The ‘General 

Residential’ designation policies are included in ATT-3. 

Official Plan Amendment 48 is a comprehensive five-year update to the City’s 

Official Plan that is currently under appeal to the Ontario Municipal Board (OMB). In 
OPA 48, as shown in ATT-4, the property is designated as Medium Density 

Residential, which permits multiple unit residential buildings, including townhouses 
and has a density range of 35 to 100 units per hectare. 
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Existing Zoning 
The subject property is zoned R.1B (Residential Single Detached) Zone, as 

illustrated in ATT-5. This zone permits single detached dwellings along with other 
residential and accessory uses such as an accessory apartment, bed and breakfast 

establishment, day care centre and group home. Details of the current zoning 
regulations are also included in ATT-5. 

Description of Proposed Zoning By-law Amendment 
The purpose of the proposed Zoning By-law amendment is to rezone the subject site 

from the current R.1B (Residential Single Detached) Zone to a specialized R.3A-?(H) 
(Specialized Cluster Townhouse) Zone with a holding provision, to permit the 
development of 8 cluster townhouse units. The following specialized regulations are 

being requested through the proposed Zoning By-law amendment application: 
 To permit a minimum front yard of 4.5 metres where 6 metres is required; 

 To permit at grade minimum private amenity area to be setback 1.5 metres 
from the property line, where 3 metres is required; 

 To permit the maximum density of the site to be 44 units per hectare where 

a maximum of 35 units per hectare is required; 
 To permit a minimum lot area per dwelling unit of 230 square metres where 

270 square metres is required. 

A holding provision (H) has been requested to be added to the zoning by 
Engineering staff to ensure that costs can be recovered for the development’s 
proportionate share of street improvements and the sewage pumping station 

required to service development in this area. 

Proposed Development 
The proposed development would create 8 cluster townhouse units in a three storey 
high building facing a private driveway on the north side of the site, with one 

access onto Gordon Street. Each unit is proposed to have two garage parking 
spaces and 3 visitor parking spaces are provided at the rear of the building. The 

proposed site plan and building elevations are shown in ATT-7. 

The current proposal incorporates revisions to the initial proposal that was 

presented at the June 13, 2016 Public Meeting in response to the issues raised and 
through the review of the application. 

Staff Recommendation 
Planning staff are satisfied that the Zoning By-law Amendment application is 

consistent with the Provincial Policy Statement and conforms to the Growth Plan. 
The proposed zoning conforms to the objectives and policies of the Official Plan, 

and the policies within OPA #48 that is awaiting approval (see ATT-8 for further 
planning analysis detail). The proposed zoning as revised is compatible with the 
neighbourhood and resolves concerns raised by the public about traffic and parking. 

The revisions made to the application are considered minor, and therefore staff 
recommend that no further public notice is required in accordance with Section 

34(17) of the Planning Act. The applicant has provided a Letter of Commitment to 
the Community Energy Initiative that is included in ATT-9. 
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Planning staff are recommending that Council approve the Zoning By-law 
Amendment as revised subject to the conditions and regulations outlined in ATT-2. 

Financial Implications 

Estimated Development Charges: $174,968 

Estimated Annual Taxes Once Developed: $24,550 

Consultations 

The Notice of Complete Application and Public Meeting was circulated on May 12, 2016 
to local boards and agencies, City service areas and property owners with 120 metres 

of the subject site for comments. The Notice of Public Meeting was advertised in the 
Guelph Tribune on May 12, 2016. Notice of the application has also been provided by 

signage on the site. A Notice of Decision will be sent to all interested parties and 
advertised in the Guelph Tribune within 15 days of Council’s decision on the 
application. 

The public agency and comments received from City departments during the review 

of the application are summarized in ATT-10. Key dates for the public process 
regarding the planning application are included in ATT-11. 

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 Services - Municipal services that make lives better 

Our People- Building a great community together 

Our Resources - A solid foundation for a growing city 

Attachments 

ATT-1 Location Map and Orthophoto 

ATT-2 Staff Recommendation – Zoning By-law Amendment 
ATT-3 Existing Official Plan Land Use Designations and Policies 

ATT-4 Official Plan Amendment 48 Land Use Designations 
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ATT-5 Existing Zoning and Details 
ATT-6 Proposed Zoning and Details 

ATT-7 Proposed Development Concept and Building Elevations 
ATT-8 Planning Analysis 

ATT-9 Commitment to the Community Energy Initiative 
ATT-10 Departmental and Agency Comments Summary 
ATT-11 Public Notification Summary 

Departmental Approval 
Not applicable 

Report Author Approved By 
Katie Nasswetter Sylvia Kirkwood 

Senior Development Planner Manager of Development Planning 

__________________________ 

Approved By 
Todd Salter 

__________________________ 

Recommended By 
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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Location Map
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ATT-2
 
Staff Recommendation – Zoning By-law Amendment
 

Part A: Zoning Regulations 

Zoning By-law Amendment 

The following zoning is proposed: 

Specialized R.3A-?(H)(Cluster Townhouse) Zone 

Regulations 

In accordance with Section 4 (General Provisions) and Section 5.3 and Table 5.3.2 
(Regulations Governing R.3 Zones) of Zoning By-law (1995)-14864, as amended, 

with the following exceptions: 

Private Amenity Area 

Despite Section 5.3.2.5.1i), the at grade private amenity area is permitted to 
be a minimum distance of 1.5 metres from a side Lot line. 

Maximum Density 
Despite Section 5.3.2.6.1, the maximum density of cluster townhouse 

developments shall be 44 units per hectare. 

Minimum Lot Area per Dwelling Unit 

Despite Table 5.3.2, Row 3, the minimum lot area per dwelling unit shall be 
230 square metres. 

Minimum Front yard
 
Despite Table 5.3.2, Row 5, the minimum Front Yard shall be 4.5 metres. 


Holding Provisions 
Purpose: To ensure that development of the subject lands does not proceed 
until the following conditions have been met to the satisfaction of the City 

related to the subject development. 

Conditions: 
1. The developer/owner shall pay to the City, their share of the actual cost of 

constructing and maintenance of the existing Gordon Street sewage 

pumping station and force main as determined by the General 
Manager/City Engineer. 

2. The developer/owner shall pay to the City their share of the actual cost of 
constructing municipal services on Gordon Street across the frontage of 

the lands, including road works, storm sewer, watermain, curb and gutter, 
catch basins, sidewalks and street lighting as determined by the City 
Engineer. 
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Part B: Proposed Conditions 

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

through site plan approval. 

CITY CONDITIONS 

1. That the Owner 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, Urban Design and Building Services 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 applicant’s Urban Design Brief, the addendum 

to the Urban Design Brief and the development concept plan and 
elevations attached as ATT-7 to the July 10, 2017 IDE Report Number 
17-55; 

2. Prior to the issuance of site plan approval, written confirmation shall be 

received from the General Manager of Environmental Services or his or her 

designate that the proposed development is in conformance with By-law 

(2011)-19199, known as the Waste Management By-law. Further, the Owner 

agrees and commits to employ a three-stream waste collection system with 

considerations and opportunities developed in their Waste Management Plan 

that would facilitate the transition to City collection at some point in the 

future. 

3. The Owner shall pay to the City, as determined applicable by the Chief 

Financial Officer/City Treasurer, development charges and education 

development charges, in accordance with the City of Guelph Development 

Charges By-law (2009)-18729, as amended from time to time, or any 

successor thereof, and in accordance with the Education Development 

Charges By-laws of the Upper Grand District School Board (Wellington 

County) and the Wellington Catholic District School Board, as amended from 

time to time, or any successor by-laws thereof, prior to this issuance of any 

building permits, at the rate in effect at the time of the issuance of a building 

permit. 

4. 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. 
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5. The Owner shall provide to the Deputy CAO of Public Services a satisfactory 

appraisal report prepared for The Corporation of the City of Guelph for the 

purposes of calculating the payment of cash-in-lieu of parkland dedication 

pursuant to s.42 of the Planning Act. The 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 of cash-in-

lieu of parkland dedication. 

6. Prior to site plan approval and prior to any construction or grading on the 

lands, the Owner 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 the site together with a monitoring 

and maintenance program for the stormwater management 

facility to be submitted. 

ii.	 A geotechnical report certified by a Professional Engineer that 

analyzes the permeability and hydraulic conductivity of the soils 

and recommends measures to ensure that they are not 

diminished by the construction and development; 

iii.	 A grading, drainage and servicing plan prepared by a 

Professional Engineer for the site; 

iv.	 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. 

7. The Owner shall pay to the City the actual cost of connecting to the municipal 

services including any curb cuts and/or curb fills, including any curb cuts 

and/or curb fills and furthermore, prior to site plan approval and prior to any 

construction or grading on the lands, the Owner shall pay to the City the 
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estimated cost of the proposed service connections including any curb cuts 

and/or curb fills, as determined by the General Manager/City Engineer. 

8. The owner shall pay the estimated and the actual cost for decommissioning 

and removal of the existing 200mm sanitary, and 19mm watermain as 

determined by the General Manager/City Engineer. 

9. The Owner shall pay to the City the actual cost of reconstructing the curb and 

gutter and sidewalk across the Gordon Street Frontage of the property. 

Furthermore, prior to the issuance of a building permit, the Owner shall pay 

to the City, the estimated cost as determined by the General Manager/City 

Engineer of reconstructing the curb and gutter and sidewalk across the 

Gordon Street Frontage of the property. 

10.The Owner 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 Owner 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. 

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.That the Owner grades, develops and maintains the site including the storm 

water management system 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 Owner 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. 

13.The Owner constructs the new building at such an elevation that the lowest 

level of the new buildings can be serviced with a gravity connection to the 

sanitary sewer. 

14.The Owner 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 Owner. 
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15.That the Owner will ensure that any existing domestic wells as well as all 

boreholes and monitoring wells installed for environmental, hydrogeological 

and/or geotechnical investigations are properly decommissioned in 

accordance with current MOECC 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. 

16.That all electrical services to the subject property are underground and the 

Owner shall make satisfactory arrangements with Guelph Hydro Electric 

Systems Inc. for the servicing of the subject property, 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. 

17.That prior to site plan approval and prior to any construction or grading on 

the lands, the owner shall enter into a Site Plan Control Agreement with the 

City, registered on title, satisfactory to the City Solicitor and the General 

Manager/City Engineer, covering the recommendations noted above and to 

develop the site in accordance with the approved plans. 
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Existing Official Plan Land Use Designations and Policies
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ATT-3 continued
 
Existing Official Plan Land Use Designations and Policies
 

'General Residential' Land Use Designation 

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

7.2.32 Within the 'General Residential' designation, the net density of development shall 
not exceed 100 units per hectare (40 units/acre). 

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

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

units per hectare (62 units per acre). 

7.2.33 The physical character of existing established low density residential 
neighbourhoods will be respected wherever possible. 

7.2.34 Residential lot infill, comprising the creation of new low density residential lots 
within the older established areas of the City will be encouraged, provided that 
the proposed development is compatible with the surrounding residential 
environment. To assess compatibility, the City will give consideration to the 
existing predominant zoning of the particular area as well as the general design 
parametres outlined in subsection 3.6 of this Plan. More specifically, residential 
lot infill shall be compatible with adjacent residential environments with respect to 
the following: 
a) The form and scale of existing residential development; 

b)	 Existing building design and height; 

c)	 Setbacks; 

d)	 Landscaping and amenity areas; 

e)	 Vehicular access, circulation and parking; and 

f)	 Heritage considerations. 

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

criteria contained in policy 7.2.7. 
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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. 
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Official Plan Amendment 48 Land Use Designations 
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Existing Zoning and Details
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ATT-5 continued
 
Existing Zoning Details
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ATT-5 continued
 
Existing Zoning Details
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ATT-5 continued
 
Existing Zoning Details
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ATT-6 

Proposed Zoning
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ATT-7 

Proposed Development Concept and Building Elevations 

Proposed Development Concept: 
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Proposed building from southeast along Gordon Street: 

Proposed building from the northeast along Gordon Street: 
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Proposed front (east) elevation on Gordon Street: 

Proposed north elevation: 
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ATT-8
 
Planning Analysis
 

2014 Provincial Policy Statement 

The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of 

provincial interest related to land use planning and development. Key objectives of 

the PPS include: building strong communities; wise use and management of 

resources; and protecting public health and safety. The PPS promotes efficient land 

use and development patterns that support strong, liveable and healthy 

communities, protect the environment and public health and safety, and facilitate 

economic growth. City Council’s planning decisions are required to be consistent 

with the 2014 PPS. 

The proposed development is consistent with the policies of the PPS. The proposal 

will provide new development intensifying a site that currently contains one single 

detached unit, is an efficient use of land, on an arterial road with public transit and 

adequate infrastructure and contributes to achieving a range of housing types and 

densities within the City. 

Places to Grow 

The Growth Plan for the Greater Golden Horseshoe (2017) provides a framework for 

managing growth in the Greater Golden Horseshoe, including: 

•		 directing growth to built-up area 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 Growth Plan also encourages the development of compact, vibrant and 

complete communities with a mix of land uses and a range and mix of employment 

and housing types. 

The Growth Plan provides an overall target for intensification. The original Growth 

Plan from 2006 included that by the year 2015, a minimum of 40% of all residential 

growth would occur within the built-up area. Recently revised, the 2017 Growth 

Plan has increased the required amount of intensification to occur in built up areas 

to 50% of all development from the time of the next municipal comprehensive 

review until 2031, and then from 2031 onwards, a minimum of 60% of all 

development must occur in the built-up area. 

This development is within the built-up area of the City and contributes to our 

overall intensification of the built up area, as it currently contains one single-

detached dwelling which is proposed to be replaced by eight townhouse units with a 
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proposed density of 43 units per hectare. This added density on Gordon Street also 

supports transit and adds to the efficient use of existing infrastructure and services. 

Conformity with the Official Plan 

The proposed Zoning By-law Amendment application conforms to several of the 

major goals of the Official Plan. This includes the following: 

•		 assists in promoting a compact development pattern to avoid sprawl; 

•		 facilitates development in an area where municipal services are readily 

available; 

•		 provides for urban growth in a manner that ensures the efficient use of public 

expenditures without excessive financial strain upon the City; 

•		 facilitates development in an established area of the City that is being done 

in a manner that is sympathetic and compatible with the built form of 

existing land uses; 

•		 assists in providing for an adequate supply and range of housing types and 

supporting amenities to satisfy the needs of all residents; and 

•		 assists in enhancing an efficient and attractive urban landscape that 

reinforces and enhances Guelph’s sense of place and image while 

acknowledging innovative design opportunities. 

The proposed development also meets several of the objectives of the Official Plan, 

including: 

•		 assisting in building a compact, vibrant and complete community; 

•		 assisting in accommodating projected growth within the settlement area 

boundary, and more specifically, within the built-up area where capacity 

exists to accommodate growth; 

•		 providing additional residential land uses; 

Guelph’s Growth Management Strategy 

The policies and objectives contained in Section 2.4 of the Official Plan (Growth 

Management Strategy) aim to build a compact, vibrant and complete community by 

directing a significant amount of planned growth to locations within the built-up 

area of the City. Generally, within the built-up area of the City, vacant or 

underutilized sites will be revitalized through the promotion of infill development, 

redevelopment and expansions or conversions of existing buildings. 

While this is a relatively small development, it does contribute to meeting the City’s 

goals of increasing intensification along the Gordon Street corridor In addition, the 

Growth Plan encourages the development of compact, vibrant and complete 

communities with a mix of land uses and a range and mix of employment and 

housing types. 
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Urban Form Policies 

Section 3.3 of the Official Plan contains general Urban Form policies that promote a 

compact urban form by, among other measures: 

•		 encouraging intensification and redevelopment of existing urban areas in a 

manner that is compatible with existing built form; 

•		 encouraging a gradual increase in the average residential density of the 

community 

•		 promoting mixed land uses in appropriate locations throughout the City; 

•		 promoting a range of building types and innovative designs to meet the 

diverse needs of the community; and 

•		 encouraging intensification to maximize efficient use of municipal services. 

The proposed development conforms to the Urban Form objectives of the Official 

Plan by providing residential intensification from an existing single detached 

dwelling to the proposed eight townhouse units. 

Residential Infill Development Criteria 

Policy 7.2.7 in the Official Plan sets out specific criteria for multiple unit residential 

buildings within the General Residential designation (as shown in ATT-3). This 

proposed townhouse development fits the criteria for compatibility, as the proposed 

building form is compatibility in form and massing to adjacent townhouses to the 

south and the single detached dwellings to the north. Adequate services are 

available, the site is on a main transit route and there are nearby schools and 

commercial plazas at the intersections of Gordon and Kortright and Edinburgh and 

Kortright. The number of units limits any impact of vehicle traffic on an arterial road 

and adequate municipal servicing infrastructure is available. For these reasons, this 

is compatible with existing uses and an appropriate site within the City for 

intensification. 

Official Plan Amendment 48 

On June 5, 2012, the City adopted OPA 48, a comprehensive update to its Official 

Plan. OPA 48 is currently under appeal and is not yet in effect. Further, since the 

application for the subject property was submitted prior to adoption of OPA 48, it is 

not required to conform to this plan. However, consideration is given to the policies 

of OPA 48 since these policies provide current guidance for development within the 

City and within the context of the Provincial Growth Plan. 

In OPA 48, as shown in ATT-4, the property is designated as Medium Density 

Residential, which permits multiple unit residential buildings, including townhouses 

and has a density range of 35 to 100 units per hectare. The density proposed for 
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the site is 43 units per hectare, so both the density and built form are consistent 

with the new Official Plan designations. 

Review of Proposed Zoning 

Staff have reviewed the proposed zoning and are satisfied that the proposed R.3A-

?(H) (Specialized Cluster Townhouse) Zone with a Holding provision is appropriate 

for the proposed development. 

The revised application as proposed for eight townhouse units requires four 

specialized regulations in lieu of the standard R.3A cluster townhouse regulations. 

The site concept as proposed would require a specialized regulation to permit the 

maximum density of the site to be 44 units per hectare where a maximum of 35 

units per hectare is required. This regulation is supportable because the additional 

amount of density is in keeping with the density range identified (up to 100 units 

per hectare) and intensification policies in the City’s Official Plan, in a location that 

can support the additional density along an arterial road with transit and services 

nearby. 

The application also requires a specialized regulation to permit a minimum lot area 

per dwelling unit of 230 square metres where 270 square metres is required. This 

variance from the standard regulation is relatively minor and staff have reviewed 

the site concept plan and no objection to this reduction give that each unit has 

parking under the dwelling unit and each has adequate private amenity area, so the 

lot size is appropriate. 

Also required is a specialized regulation for a reduced front yard setback of 4.5 

metres where 6 metres is required. This reduced setback is consistent with several 

other developments along Gordon Street and allowing the building to be slightly 

closer to the street provides more room for visitor parking and reduces the height 

of retaining walls needed in the rear yard. 

The fourth specialized regulation is to permit the at-grade private amenity area to 

be 1.5 metres from the side lot line where 3 metres is required. This is for the at-

grade private amenity areas along the south side of the building. This area is 

adjacent to a naturalized swale so it does not impact the adjacent property and is 

not affected by the use on the adjacent property, so staff have no objection to this 

specialized regulation. 

Engineering staff have reviewed the proposed development and have recommended 

that a holding provision (H) be placed on the Zoning related to servicing costs. The 

holding provision can be lifted when the developer pays to the City their share of 

the cost of constructing and maintaining the existing sewage pumping station and 
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force main on Gordon Street that services this area and the developer’s share of 

the cost of constructing municipal services on Gordon Street across the frontage of 

the lands. The applicant has agreed to these conditions being placed in the holding 

provision. 

Staff are satisfied that the revised development proposal has reduced the number 

of specialized regulations required and the required specialized regulations are 

minor and acceptable for the proposed redevelopment of this site. 

Traffic 

One concern was raised by a public delegation about the impact of traffic from this 

development, together with other recent residential intensification along Gordon 

Street. Since the Public Meeting, the applicant reduced the number of units 

proposed by half, from 16 to eight, so the number of trips generated has been 

halved as well. Transportation planning staff recognize that the amount of traffic on 

Gordon Street continues to be a concern but this development plays a very minor 

role in the overall impact of traffic on Gordon Street. With only eight townhouse 

units the site will function with one access to Gordon Street on the north side of the 

property. 

Parking 

Amount of on-site parking available was also raised as a concern for the original 

proposal. The initial proposal had 16 townhouse units, each with one garage 

parking space and four visitor parking spaces for a total of 20 spaces. The revised 

proposal has eight townhouse units, each with two garage parking spaces and three 

visitor spaces for a total of 19 spaces. This ratio is far beyond the required one 

space per unit and satisfies the concern raised about adequate onsite parking for 

both residents and visitors. 
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ATT – 9
 
Commitment to the Community Energy Initiative 
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ATT-10
 
Departmental and Agency Comments Summary
 

Respondent 
No Objection or 
Comment 

Conditional 
Support 

Issues /Concerns 

Planning √ Subject to conditions in ATT-2 

Engineering* √ Subject to conditions in ATT-2 

Park Planning* √ Subject to conditions in ATT-2 

Urban Design √ Subject to conditions in ATT-2 

Environmental Planning √ Subject to conditions in ATT-2 

Emergency Services/Guelph Fire √ 

Guelph Hydro √ Subject to conditions in ATT-2 

Upper Grand District School 
Board 

√ Subject to conditions in ATT-2 

Canada Post √ 

Union Gas √ 

Transportation Demand 
Management 

√ 
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ATT-11 
Public Notification Summary 

March 29, 2016 Applications received by the City of Guelph 

April 28, 2016 Applications deemed complete 

May 12, 2016 Notice of Public Meeting advertised in the Guelph 
Tribune 

May 12, 2016 Notice of Complete Application and Notice of Complete 
Application mailed to prescribed agencies and surrounding 

property owners within 120 metres 

June 13, 2016 Statutory Public Meeting of Council 

June 16, 2017 Notice of Decision Meeting sent to parties that 
commented or requested notice 

July 10, 2017 City Council Meeting to consider staff recommendation 
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June 27, 2017 

Katie Nasswetter, Senior Development Planner 
Planning Services 
Infrastructure, Development and Enterprise 

Mark MacKinnon-Councilor, Ward 6 
Karl Wettstein-Councilor, Ward 6 

City of Guelph 
1 Carden Street, 
Guelph, ON NIH 3Al 

Dear Sir/Madame; 
Re: Zoning By-law Amendment Application Number ZC1609 

Property Management Ltd. 

I am submitting the comments below on behalf of the Board of Directors for WSCC No. 130, also known 
as Gordon Gate Condominiums. Gordon Gate Condominiums is located at 1155 Gordon Street in 
Guelph. 115 5 Gordon Street falls within the 120 meter Circulation zone for that proposed development. 

These comments are in response to the City Council Decision Meeting Notice received by the 
Condominium Corporation on 20 June, 2017 

The Board of Directors would like to express their concerns with respect to the proposed development at 
1131 Gordon Street which is directly adjacent to their property. 

There is potential for a dramatic 'change of scenery' for those unit owners that own the first 10 units on 
the property line between the 2 lots. 

The proposed plan includes only 3 visitor parking spaces. This potentially makes Gordon Gate vulnerable 
to Unit Owners and Visitors to 1131 using Gordon Gate parking spaces. This would be difficult to police. 
More Visitors parking is a must. 

3 storey townhouses will definitely impact on the view from the units along the fence line and may pose 
some privacy concerns. 

The Developer is asking for a specialized regulation to allow the at grade minimum private amenity area 
to be setback 1.5 metres from the property line where 3 metres is required. 

This being the case, it would appear as though there is nothing in the proposal to provide a landscaped 
buffer zone along the Gordon Gate lot line. 

The Artist's Rendering is somewhat misleading in that it does not realistically portray the reality of a 
privacy fence so close to the rear patios, nor does it show the proximity to the townhouses at Gordon 
Gate. There is no green space on the Developers side of the fence. 



Property Management Ltd. 

The proposed 1.5 metre setback is somewhat disconcerting in that the setback required for the adjacent 
Gordon Gate Property (1155 Gordon) includes a 5 metre NO TOUCH ZONE with a total of a setback of 
approximately 8 metres. Why would a similar requirement not be required on the opposite side of the 
same fence? Please see section of site plan for Gordon Gate attached. 

If the setback is to be granted perhaps it could be with the proviso that the City and/or the Developer 
would contribute $10,000.00 to Gordon Gate Condominiums to allow for upgrade planting of more 
significant trees, shrubs etc along the fence line area. (No touch zone) 

Another concern previously mentioned is the grading of the site. In order to get gravity flow of sewage to 
Gordon St, will the back of the property be graded higher to accommodate that making the final towns 
appear to be higher than 3 storeys high. This will impact greatly on the property line between the two 
developments. 

If this is the case, what type of retaining wall would be proposed and how would the maintenance of same 
be guaranteed by the developer. 

Above are the concerns that come to mind in addition to those previously expressed with respect to the 
proposed development at 1131 Gordon Street. 

The Board of Directors asks that the above be taken into serious consideration when reviewing the 
application and site plan as submitted. The Board would hope that the issues as expressed would be 
addressed in a satisfactory manner prior to the granting of the zone change and site plan approval. 

It would be appreciated if any information that pertains to this application and future amendments would 
be forwarded to the Condominium Corporation at their address for service at Inspirah Property 
Management, 6a-449 Laird Road, Guelph ON NlG 4Wl. 

On behalf of the Board, 

Michael Royst n B.A. R.C.M. 
Inspirah Property Management - Property Manager- Gordon Gate Condominiums 



Property Management Ltd. 

0 
0 z 



    

 
 

 

     
 

      

 
       

 

   

    

 
     

     
 

    
 

 

         
       

     
     

      

        
      

 
 

 
   

        
      

       

 

  
    

 
 

 
       

 

Staff 
Report 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, July 10, 2017 

Subject Statutory Public Meeting Report 
233-237 Janefield Avenue 

Proposed Official Plan and Zoning By-law 

Amendment 
File: OP1702 & ZC1702 

Ward 5 

Report Number IDE 17-84 

Recommendation 

That Report IDE 17-84 regarding a proposed Official Plan Amendment and Zoning 
By-law Amendment application (OP1702 & ZC1702) from Astrid J. Clos Planning 

Consultants on behalf of Benedetto Di Renzo and Mario Antonio Di Renzo to permit 
a high density residential development on the property municipally known as 233-
237 Janefield Avenue and legally described as Part of Block L, Registered Plan 649; 

Geographic Township of Guelph, City of Guelph, from Infrastructure, Development 
and Enterprise dated July 10, 2017, be received. 

Executive Summary 

Purpose of Report 
To provide planning information on an application requesting approval of an Official 
Plan Amendment and Zoning By-law Amendment to permit a high density 
residential development of approximately 185 residential units. 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 

Applications for an Official Plan Amendment and a Zoning By-law Amendment have 
been received for the property municipally known as 233-237 Janefield Avenue. The 
proposal is for a high density residential development which includes an apartment 

building with varying heights of 12, 10 and 5 storeys containing approximately 185 
residential units in total. The applications were received May 3, 2017 and deemed 

to be complete on June 1, 2017. 

Location 

The subject lands are located on the south side of Janefield Avenue, north of Stone 

Road West, west of Scottsdale Drive and east of The Hanlon Parkway (see Location 
Map on ATT-1 and Orthophoto on ATT-2). The site is approximately 1.1 hectares in 
size and is vacant. 

Surrounding land uses include: 

 A townhouse development on the north side of Janefield Avenue, directly across 
from the subject site; 

 A commercial plaza is located at the intersection of Janefield and Scottsdale 

Drive, east of the subject site; 
 Holiday Inn Guelph Hotel & Conference Centre is located at the intersection of 

Scottsdale Drive and Stone Road West; which is to the south of the subject site; 
 Two Religious establishments, Priory Park Baptist and Jehovah’s Witness, are 

south west and adjacent to the subject site; and 
 A single detached dwelling at the intersection of Janefield Avenue and Torch 

Lane which is to the west of the site. 

Existing Official Plan Land Use Designations and Policies 

The Official Plan land use designations that apply to the subject property are 
“Medium Density Residential and Intensification Area” which permits multiple unit 

residential buildings, such as townhouses, row dwellings and walk-up apartments. 
The net density of development shall be a minimum of 20 units per hectare and a 

maximum of 100 units per hectare. The intent of the “Intensification Area” 
designation is to promote the intensification and revitalization of existing well 
defined commercial nodes in order to efficiently use the lands base by grouping 

complementary uses in close proximity to one another providing the opportunity to 
satisfy several shopping and service needs at one location. Implementing zoning 

by-laws may include mechanisms such as minimum density requirements and 
maximum parking standards to promote the efficient use of the land base. 
The intensification area is intended to provide a wide range of retail, services, 

office, entertainment and recreational commercial uses as well as complementary 
uses including open space, institutional, cultural and educational uses, hotels and 

live-work studios. Medium and high density multiple unit residential development 
and apartments shall also be permitted in accordance with the policies of Section 
7.2. 
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The relevant policies are included in ATT-3. 

Official Plan Amendment #48 Land Use Designations and Policies 

Official Plan Amendment #48 (OPA 48) (under appeal), a comprehensive update to 

the City’s Official Plan, proposes to designate the subject property as “Mixed Use 
Corridor” and “Medium Density Residential”. The permitted uses under the Medium 

Density Residential include multiple unit residential buildings, such as townhouses 
and apartments. The minimum building height is two (2) storeys and the maximum 
height is six (6) storeys with a density range of 35 to 100 units per hectare. 

The Mixed-use Corridor designation is intended to serve both the needs of residents 
living and working in-site in nearby neighbourhoods and employment districts and 

the wider City as a whole. The objectives: to promote the continued economic 
viability, intensification, diversity of uses and revitalization of the Mixed-use 

Corridor; to promote a distinctive and high standard of building and landscape 
design for Mixed-use Corridors; to ensure that the development of Mixed-use 
Corridors occurs in a cohesive, complementary and coordinated manner. 

Freestanding residential development is permitted in this designation with a 
permitted density range of 100-150 units per hectare. 

Although the application is being processed under the 2001 Official Plan, staff must 
have regard to the Council adopted policies and designations of OPA 48. The land 
use designations and relevant policies contained in OPA 48 are included in ATT-4. 

Existing Zoning 

The subject property is currently zoned “R.4A-1” (Residential Apartment) Zone with 

specialized regulations and “SC.1-4” (Service Commercial) Zone with specialized 
regulations in the City of Guelph’s Zoning By-Law No. (1995)-14865. 

Details of the existing zoning are included in ATT-5. 

Description of the Proposed Official Plan Amendment 

The applicant is requesting to amend the Official Plan by redesignating the subject 
lands from the current “Medium Density Residential” land use designation to a site 

specific “High Density Residential” land use designation with a maximum residential 
density of 168 units per hectare over the entire site. 

Description of Proposed Zoning By-law Amendment 

The applicant is requesting to rezone the subject lands from the R.4A-1” 
(Residential Apartment) Zone and “SC.1-4” (Service Commercial) Zone in the 
Guelph Zoning By-law to a Specialized R.4B (Residential Apartment) to permit the 

development of a residential building with varying heights of 12, 10 and 5 storeys 
containing a total of 185 apartment units. The following new specialized zoning 

regulations for the R.4B Zone are being requested through the proposed Zoning By-
law amendment application: 
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•		 Minimum Common Amenity area of 1,780 sq.m where the by-law requires 
3,900 sq.m; 

•		 Minimum Side Yard of 10.2m where the by-law requires 17.5m; 
•		 Maximum Building Height of 12 storeys where the by-law requires 10 

storeys; 
•		 Maximum Density of the site of 168 units per hectare where the by-law 

permits 150 units per hectare; and 

•		 Maximum Floor Space Index of 2.47 where the by-law requires 1.5. 

Proposed Development 

The proposed development consists of one (1) residential building with varying 

heights of 12, 10 and 5 storeys, containing approximately 185 residential units. 

A total of 237 parking spaces are being provided for the development. There are 
190 underground parking spaces and 47 surface parking spaces. There are two (2) 

vehicular accesses to the site which are proposed from Janefield Avenue. An 
additional vehicular access is also being proposed from Torch Lane. 

The applicant’s conceptual development plan is shown in ATT-6. 

Supporting Documents 

The following information was submitted in support of the application: 

•		 Planning Justification Report, prepared by Astrid J. Clos planning Consultant, 
dated May 2, 2017 

•		 Urban Design Brief, prepared by McKnight Charron Limited Architects, dated April 
27, 2017 

•		 Servicing Confirmation Letter, prepared by MTE, dated April 27, 2017 

•		 Site Grading, Servicing and SWM Plan, prepared by MTE, dated April 28, 2017 
•		 Stormwater Management Report, prepared by MTE, dated April 28, 2017 

•		 Phase 1 Environmental Site Assessment, prepared by MTE, dated August 25, 2014 
•		 Traffic Impact Study, prepared by Paradigm Transportation Solutions Ltd, dated 

April 2017 

•		 Stage 1 & 2 Archaeological Assessment, prepared by Amec Foster Wheeler 
Environmental & Infrastructure, dated April 27, 2017 

•		 Conceptual Development Plan, prepared by Astrid J. Clos Planning Consultants 
•		 Building Elevations Renderings prepared by McKnight Charron Limited Architects. 
•		 Energy Initiative letter prepared by Rockwater Development Corp., dated April 

26, 2017 

Staff Review 

The review of this application will address the following issues: 

•		 Evaluation of the proposal against the 2014 Provincial Policy Statement and 
Places to Grow: Growth Plan for the Greater Golden Horseshoe (2017); 

•		 Consideration of the merits of the Official Plan Amendment and evaluation of the 
proposal’s conformity with the Official Plan; including any Official Plan 

Amendments; 
•		 Review of the proposed zoning and need for specialized regulations; 
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• Review of the proposed site and building design; 
• Review of traffic, parking and servicing; and 

• Address all comments and issues raised during the review of the application. 
Once the application is reviewed and all issues are addressed, a report from 

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

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

Council. 

Consultations 
The Notice of Complete Application and Public Meeting was mailed on June 14, 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 June 
15, 2017. Notice of the application has also been provided by signage on the 

property. 

Corporate Administrative Plan 
This report supports the following goals and work plans of the Corporate 

Administrative Plan (2016-2018): 

Overarching Goals 
Service Excellence 

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

Attachments 
ATT-1 Location Map and 120m Circulation 

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

ATT-4 Official Plan Amendment #48 Land Use Designations and Policies 
ATT-5 Existing Zoning 
ATT-6 Proposed Zoning and Details 

ATT-7 Conceptual Development Plan and Building Elevations 

Departmental Approval 

Not applicable. 
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Report Author Approved By 
Katie Nasswetter Sylvia Kirkwood 
Senior Development Planner 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-3 (continued)
 
Official Plan Land Use Designations and Policies
 

'Medium Density Residential' Land Use Designation 

7.2.36	 The predominant use of land within areas designated as 'Medium 
Density Residential' on Schedule 1 shall be for multiple unit residential 

buildings, such as townhouses, row dwellings and walk-up apartments. 
It is not intended that housing forms such as single detached or semi-
detached units shall be permitted. Residential care facilities and 

lodging houses may be permitted by the provisions of this Plan. 
a) Within the Medium Density Residential designation at the northeast 

side of the intersection of York Road and Wyndham Street South, 
detached and semi-detached housing forms are permitted with 
frontage onto York Road, Wyndham Street South and Richardson 

Street provided that the overall density of development within the 
Medium Density Residential designation in this location complies with 

Section 7.2.38. 

7.2.37	 The 'Medium Density Residential' designation has been outlined on 

Schedule 1 in instances where there is a clear planning intent to 
provide for the following: 

a) Medium density housing forms in new growth areas to assist in 
providing opportunities for affordable housing; 
b) Greater housing densities that are supportive of transit usage 

adjacent to major roads forming the existing and future transit 
network; 

c) A variety of housing types and forms to be situated throughout all 
areas of the community; and 
d) Supportive of urban form objectives and policies to establishing or 

maintaining mixed-use nodes. 

7.2.38	 The net density of development shall be a minimum of 20 units per 
hectare (8 units/acre) and a maximum of 100 units per hectare (40 
units/acre), except as provided for in policy 7.2.10. 

7.2.39	 Medium density residential development proposals shall generally 

comply with criteria established for multiple unit residential buildings 
in policy 7.2.7 of this Plan, and shall be regulated by the Zoning By-

law. 

7.2.40	 In addition to being permitted on land designated ‘Medium Density 

Residential’, multiple unit residential buildings may be permitted 
without an amendment to this Plan on land designated ‘General 

Residential’ where such proposals generally comply with the criteria in 
policy 7.2.7. 
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“Intensification Areas” 

7.4.15	 The ‘Intensification Areas’ designation identified on Schedule 1 in this 

Plan is comprised of one or several individual developments on one or 
more properties within a "node", and is intended to serve both the 
needs of residents living and working in nearby neighbourhoods and 

employment districts and the wider City as a whole. 

7.4.16	 The intent of the ‘Intensification Area’ designation is to promote the 
intensification and revitalization of existing well defined commercial 
nodes in order to efficiently use the land base by grouping 

complementary uses in close proximity to one another providing the 
opportunity to satisfy several shopping and service needs at one 

location. Implementing zoning by-laws may include mechanisms such 
as minimum density requirements and maximum parking standards to 
promote the efficient use of the land base 

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

that as new development occurs the lands will be integrated with one 
another in terms of internal access roads, entrances from public 

streets, access to common parking areas, grading, open space and 
storm water management systems. Furthermore, it is intended that 
individual developments within the Intensification Node will be 

designed to be integrated into the wider community by footpaths, 
sidewalks and bicycle systems and by the placement of smaller 

buildings amenable to the provision of local goods and services in close 
proximity to the street line near transit facilities. 

7.4.18	 The boundaries of the ‘Intensification Area’ designation are intended to 
clearly distinguish the node as a distinct entity from adjacent land use 

designations. Subject to the policies of section 9.2, proposals to 
expand an ‘Intensification Area’ beyond these boundaries shall require 
an Official Plan Amendment supported by impact studies as outlined in 

policies 7.4.48 to 7.4.52. 

7.4.19	 The ‘Intensification Area’ is intended to provide a wide range of retail, 
service, office, entertainment and recreational commercial uses as well 
as complementary uses including open space, institutional, cultural 

and educational uses, hotels, and live-work studios. Medium and high 
density multiple unit residential development and apartments shall 

also be permitted in accordance with the policies of Section 7.2. 

7.4.20	 The permitted uses can be mixed vertically within a building or 

horizontally within multiple-unit mall buildings or may be provided in 
free-standing individual buildings. Where an individual development 

incorporates a single use building in excess of 5,575 square metres 
(60,000 sq. ft) of gross leasable floor area, the site shall also be 
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designed to provide the opportunity for smaller buildings amenable to 
the provision of local goods and services to be located near 

intersections and immediately adjacent to the street line near transit 
facilities. These smaller buildings shall comprise a minimum of 10% of 

the total gross leasable floor area within the overall development. 

7.4.21	 The City will require the aesthetic character of site and building design 

to be consistent with the City’s urban design objectives and guidelines 
and shall incorporate measures into the approval of Zoning By-laws 

and site plans used to regulate development within the ‘Intensification 
Area’ designation to ensure such consistency. 
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ATT-4 (continued)
 
Official Plan Amendment #48 Land Use Designations and Policies
 

9.3.4 Medium Density Residential 
The use of land within the Medium Density Residential Designation will be medium 
density housing forms. 

Permitted Uses 

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

i) multiple unit residential buildings, such as townhouses and apartments. 

Height and Density 
2. The minimum height is two (2) storeys and the maximum height is six (6) 
storeys. 

3. The maximum net density is 100 units per hectare and not less than a minimum 

net density of 35 units per hectare. 

4. Increased height and density may be permitted in accordance with the Height 
and Density Bonus policies of this Plan. 

9.4.3 Mixed-use Corridor 

The Mixed-use Corridor designation is intended to serve both the needs of residents 

living and working on-site, in nearby neighbourhoods and employment districts and 

the wider City as a whole. 

The following Mixed-use Corridors are designated on Schedule 2: 

 Silvercreek Parkway Mixed-use Corridor
 
 Eramosa Mixed-use Corridor
 
 Stone Road Mixed-use Corridor.
 

Objectives 

a) To promote the continued economic viability, intensification, diversity of uses 

and revitalization of the Mixed-use Corridor.
 

b) To promote a distinctive and high standard of building and landscape design for 

Mixed-use Corridors.
 
c) To ensure that the development of Mixed-use Corridors occurs in a cohesive,
 
complementary and coordinated manner.
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Policies 

1. The Mixed-use Corridor designation promotes the intensification and 

revitalization of existing well-defined commercial corridors to efficiently use the land 

base by grouping complementary uses in close proximity to one another providing 

the opportunity to satisfy several shopping and service needs and residential use at 

one location. Implementing Zoning By-laws may include mechanisms such as 

minimum density requirements, heights and maximum parking standards to 

promote the efficient use of the land base. 

2. Where new development occurs within the corridor, adjacent lands will be 

integrated with one another in terms of internal access roads, entrances from public 

streets, access to common parking areas, grading, open space and urban squares 

and stormwater management systems. 

3. Furthermore, individual developments within the Mixed-use Corridor will be 

designed to be integrated into the wider community by footpaths, sidewalks and 

the Bicycle Network and by the placement of multi-storey buildings amenable to the 

provision of local goods and services in close proximity to the street line near 

transit facilities. 

4. Development within the Mixed-use Corridor will address the adjacent arterial or 

collector road and will be planned and designed to: 

i) front multi-storey buildings onto arterial or collector roads;
 
ii) provide for ground floor retail and service uses; and
 
iii) provide for a rhythm and spacing of building entrances and appropriately
 
sized store fronts to encourage pedestrian activity.
 

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

consistent with the Urban Design policies of this Plan and shall incorporate 

measures into the approval of Zoning by-laws and Site Plans used to regulate 

development within the Mixed-use Corridor designation to ensure such consistency. 

6. The boundaries of the Mixed-use Corridor designation are intended to clearly 

distinguish the area as a distinct entity from adjacent land use designations. 

Proposals to expand a Mixed-use Corridor beyond these boundaries shall require an 

Official Plan Amendment supported by a Market Impact Study. 

Permitted Uses 

7. The following uses may be permitted in the Mixed-use Corridor designation, 

subject to the applicable provisions of this Plan: 
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i) commercial, retail and service uses; 

ii) office; 

iii) entertainment and recreational commercial uses; 

iv) cultural and educational uses; 

v) institutional uses; 

vi) hotels; 

vii) live/work; 

viii) medium and high density multiple unit residential buildings and 

apartments; and 

ix) urban squares and open space. 

8. The permitted uses can be mixed vertically within a building or horizontally 

within multiple-unit mall buildings or may be provided in free-standing individual 

buildings. Where an individual development incorporates a single use building in 

excess of 5,575 square metres (60,000 sq. ft.) of gross floor area, the site shall 

also be designed to provide the opportunity for smaller buildings amenable to the 

provision of local goods and services to be located near intersections and 

immediately adjacent to the street line near transit facilities. These smaller 

buildings shall comprise a minimum of 10% of the total gross floor area within the 

overall development. 

Height and Density 

9. The maximum height is six (6) storeys. 

10. For freestanding residential development, the maximum net density is 150 units 

per hectare and the minimum net density is 100 units per hectare. 

11. Additional height and density may be permitted subject to the Height and 

Density Bonus provisions of this Plan. 
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ATT-5 (continued) 
Existing Zoning and Details 

The following are the regulations and the special regulations for Residential 

Apartment R.4A-1 Zone: 

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 m
2 

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. 

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. 
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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. 

R.4A-1 (Specialized Apartment Residential) Zone: 
As shown on Defined Area Map Number 17 of Schedule “A” of this Bylaw. 

5.4.3.1.1.1 Permitted Uses 

In addition to the permitted Uses listed in Section 5.4.1.1, the following 
shall also be permitted: 

Townhouses 

5.4.3.1.1.2 Regulations for Apartment Dwellings 
All regulations of the R.4A Zone as specified in Sections 4 and 5.4.2 of this By-law 

with the following additions and exceptions: 

5.4.3.1.1.2.1 Maximum Number of Dwelling Units 
48 Units. 

5.4.3.1.1.2.2 Maximum Building Height 
3 Storeys. 

5.4.3.1.1.2.3 Parking Space Size 
Despite Section 4.13.3.2, every off-street Parking Space shall have dimensions of 

not less than 2.8 metres by 6 metres provided that the Parking Aisle width is a 
minimum of 7 metres. 

5.4.3.1.1.3 Regulations for Townhouse Dwellings 
All regulations of the R.3A Zone as specified in Sections 4 and 5.3.2 shall apply to 

Townhouse development in the R.4A-1 Zone. 
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The following are the regulations and the special regulations for the Service 
Commercial SC.1-14 Zone: 

Row 
1 

Commercial Type Service 
Commercial 

Highway 
Service Commercial 

2 Zones SC.1 SC.2 

3 Minimum Lot Frontage 30 metres 

4 Minimum Front and 
Exterior Side Yard 

6 metres and in accordance with Section 4.24. 

5 Minimum Side Yard 3 metres except where adjacent to any residential Zones in which 
case the minimum Side Yard shall be no less than 6 metres or one 
half the Building Height, whichever is greater. 

6 Minimum Rear Yard One-half the Building Height but not less than 6 metres. 

7 Maximum Building Height 3 Storeys and in accordance 
with Sections 4.16 and 4.18. 

5 Storeys and in accordance with 
Sections 4.16 and 4.18. 

8 Buffer Strips Where a SC Zone abuts any Residential, Institutional, Park, Wetland, 
or Urban Reserve Zone, a buffer strip shall be developed. 

9 Off-Street Parking In accordance with Section 4.13. 

10 Off-Street Loading In accordance with Section 4.14. 

11 Minimum Landscaped 
Open Space 

10% of the Lot Area. 

12 Outdoor Storage In accordance with Section 4.12. 

13 Fences In accordance with Section 4.20. 

14 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

15 Enclosed Operations In accordance with Section 4.22. 

16 Garbage, Refuse Storage 
and Composters 

In accordance with Section 4.9. 

17 Planting Area A landscaped strip of land, 3 metres in width shall be maintained 
adjacent to the Street Line, except for those areas required for entry 
ramps. 
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SC.1-14  (Specialized Service Commercial) Zone: 

As shown on Defined Area Map Numbers 14, 17, and 40 of Schedule “A” of this By-
law. 

6.4.3.1.14.1 Permitted Uses 
• Financial Establishment 

• Medical Clinic 
• Medical Office 

• Office 
• Veterinary Service 
• Accessory Uses in accordance with Section 4.23 

• Occasional Uses in accordance with Section 4.21 
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Proposed Zoning and Details
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ATT-6 (continued) 
Proposed Zoning and Details 

Standard R.4 Apartment Zone Regulation Summary Table 

(Proposed Zoning: Specialized R.4B) 
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Specialized R.4B-? (High Density Residential) Zone 

Regulations 

In accordance with Schedule 4 (General Provisions) and Section 5.4.2 and Table 
5.4.2 of Zoning By-law (1995)-14864, as amended, with the following additions and 
exceptions: 

•		 To permit a maximum density of the site of 168 units per hectare. 

•		 Minimum Common Amenity area of 1,780 sq.m where the by-law requires 
3,900 sq.m; 

•		 Minimum Side Yard of 10.2m where the by-law requires 17.5m; 

•		 Maximum Building Height of 12 storeys where the by-law requires 10 
storeys; 

•		 Maximum Density of the site of 168 units per hectare where the by-law 
permits 150 units per hectare; and 

•		 Maximum Floor Space Index of 2.47 where the by-law requires 1.5. 
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Conceptual Development Plan
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ATT-7 (continued)
 

Building Elevations
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Staff 
Report 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, July 10, 2017 

Subject Statutory Public Meeting Report 
71 Wyndham Street South 

Proposed Official Plan and Zoning By-law 

Amendment 
File: OP1703 & ZC1705 

Ward 1 

Report Number IDE 17-85 

Recommendation 

That Report IDE 17-85 regarding a proposed Official Plan Amendment and Zoning 
By-law Amendment application (OP1703 & ZC1705) from Stantec Consulting Ltd. 

on behalf of The Tricar Group to permit a residential development on the property 
municipally known as 71 Wyndham Street South and legally described as Part of 
Lots 171 and 172 Registered Plan 113 and portion of former bed of the River Speed 

lying in front of Broken Lot 3, Division F, City of Guelph, County of Wellington. 

Executive Summary 

Purpose of Report 
To provide planning information on an application requesting approval of Official 

Plan and Zoning By-law amendments to permit a 14 storey residential building with 
approximately 140 residential units. 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. 

Report 

Background 
Applications for an Official Plan amendment and a Zoning By-law amendment have 
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been received for the property municipally known as 71 Wyndham Street South. 
The applicant has proposed an apartment building with 14 storeys containing 

approximately 140 residential units in total. The applications were received May 18, 
2017 and deemed to be complete on June 9, 2017. 

Location 
The subject property is approximately 0.382 hectares in size and lands are located 

on the west side of Wyndham Street South; between Wellington Street and York 
Road, and abuts the Speed River on the west side. (See Location Map and 
Orthophoto in ATT-1 and ATT-2). 

Surrounding land uses include: 

 To the north, a three storey apartment building 
 To the east across Wyndham Street are single detached dwellings and a 

small commercial parking lot; 

 To the south of the site is a medical/office building (75 Wyndham Street S); 
 To the west, the Speed River abuts the subject site. 

Existing Official Plan Land Use Designations and Policies 
The Official Plan land use designation that applies to the subject property is “Mixed 

Use 1” (See ATT-3) within the Downtown Secondary Plan. The Mixed Use 1 
designation is intended to accommodate a range of uses in compact development 

forms. Development within this designation shall contribute to the creation of a 
strong urban character and a high-quality, pedestrian-oriented environment. The 
Downtown Secondary Plan policies in effect establish a minimum building height of 

4 storeys and a maximum building height of 10 storeys for the subject site. The site 
is also subject to the Special Policy Area overlay which identifies land within the 

floodplan that is developable subject to specific criteria. Further details of this 
designation are included in ATT-3. 

Official Plan Amendment #48 Land Use Designations and Policies 
Official Plan Amendment 48 is a comprehensive five-year update to the City’s 

Official Plan that is currently under appeal to the Ontario Municipal Board (OMB). 
OPA 48 has been structured to reflect the Downtown Secondary Plan (OPA 43) by 
including corresponding terminology, land use schedules, and policies. 

Existing Zoning 

The subject property is currently zoned “CR-7” (Specialized Commercial-
Residential) Zone in the City of Guelph’s Zoning By-Law (1995)-14865. Details of 

the existing zoning are included in ATT-4. 

Description of the Proposed Official Plan Amendment 
The applicant is requesting to amend the Official Plan designation by increasing the 

allowable building height from the 10 storeys to 14 storeys. 

Description of Proposed Zoning By-law Amendment 
The applicant is requesting to rezone the subject lands from the “CR-7” (Specialized 
Commercial-Residential) Zone to a CBD.1-?? (Specialized Central Business District) 
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Zone with site specific regulations to permit the development of a residential 
building with 14 storeys containing a total of 140 apartment units (see ATT-5). The 

following specialized zoning regulations are being requested through the proposed 
Zoning By-law amendment application: 

•		 Increase in height to 14 storeys where 6 storeys is permitted; 
•		 Change in angular plane to the street to 68 degrees where 45 degrees 

is required; Change in angular plane to the Speed River to 60 degrees 

where 40 degrees is required; 
•		 Reductions of the side yard setback to 0.7m where one-half the 

building height or not less than 3 metres is required; 
•		 Reduction of the front yard setback to 0.3 metres, where the average 

setback of adjacent properties is required; 

Staff note that new Downtown zoning regulations are being recommended for 

approval and intended to bring the Downtown zoning regulations into conformity 
with the policies of the Downtown Secondary Plan. These new regulations will also 
be considered by staff during the review of this application and the 

recommendation report will recommend the appropriate zoning category and 
regulations. 

Proposed Development 
The proposed development consists of one (1) residential building with 14 storeys, 

containing approximately 140 residential units. The development is providing one 
(1) level of below grading parking and three (3) levels of above grade parking. 
Vehicular access to the site is from Wyndham Street directly into the proposed 

parking garage. 

The applicant’s conceptual development plan and proposed building elevations are 
shown in ATT-6. 

Supporting Documents 
The following information was submitted in support of the application: 

•		 Planning Justification Report, prepared by Stantec Consulting Ltd., dated May 5, 
2017 

•		 Urban Design Brief, prepared by Stantec Consulting Ltd., dated May 12, 2017 

•		 Functional Servicing Report, prepared by Stantec Consulting Ltd., dated May 5, 
2017 

•		 Phase I Environmental Site Assessment, prepared by XCG Consulting Limited, 
dated July 12, 2016 

•		 Phase II Environmental Site Assessment, prepared by XCG Consulting Limited, 
dated August 6, 2016 

•		 Traffic Impact Study, prepared by Stantec Consulting Ltd., dated May 12, 2017 

•		 Conceptual Development Plan, prepared by Stantec Consulting Ltd. 
•		 Building Elevations Renderings prepared by Kasian. 

Staff Review 
The review of this application will address the following issues: 
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•		 Evaluation of the proposal against the 2014 Provincial Policy Statement and 
Places to Grow: Growth Plan for the Greater Golden Horseshoe (2017); 

•		 Consideration of the merits of the Official Plan Amendment and evaluation of the 
proposal’s conformity with the Official Plan, and specifically the policies within the 

Downtown Secondary Plan; 
•		 Review of the proposed zoning and need for specialized regulation; 
•		 Review of the proposed site and building design; 

•		 Review of traffic, parking and servicing; and 
•		 Address all comments and issues raised during the review of the application. 

Once the application is reviewed and all issues are addressed, a report from 
Infrastructure, Development and Enterprise with a recommendation will be 

considered at a future meeting of Council. 

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

Council. 

Consultations 
The Notice of Complete Application was mailed on June 14, 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 June 15, 2017. 

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

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

Overarching Goals 
Service Excellence 

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

Attachments 
ATT-1 Location Map and 120m Circulation 

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

ATT-4 Existing Zoning 
ATT-5 Proposed Zoning and Details 
ATT-6 Conceptual Development Plan and Building Elevations 

Departmental Approval 

Not applicable. 
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Senior Development Planner Manager of Development Planning 

_____________________ ______________________ 

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

Report Author Approved By 
Katie Nasswetter Sylvia Kirkwood 
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11.1.7.3 Mixed Use 1 Areas 

11.1.7.3.1 

Mixed Use 1 areas, as identified on Schedule C, are intended to accommodate a 

broad range of uses in a mix of highly compact development forms. Development 

within this designation shall contribute to the creation of a strong urban character 

and a high-quality, pedestrian-oriented environment. Active uses that enliven the 

street are encouraged to locate on the ground floor of buildings and, as per Policy 

11.1.7.3.4, shall be required on key streets. 

11.1.7.3.2 

The following uses may be permitted: 

a) retail and service uses, including restaurants and personal service uses; 

b) multiple unit residential buildings, including apartments and townhouse 

dwellings; 

c) live/work uses; 

d) offices including medically related uses; 

e) entertainment and commercial recreation uses; 

f) community services and facilities; 

g) cultural, educational and institutional uses; 

h) public parking; 

i) hotels; 

j) parks, including urban squares; and, 

k) other employment uses that meet the intent of the principles, objectives and 

policies of the Downtown Secondary Plan and which are compatible with 

surrounding uses in regard to impacts such as noise, odour, loading, dust 

and vibration. 

11.1.7.3.3 

The minimum floor space index (FSI) in Mixed Use 1 areas shall generally be 1.5, 

except on properties fronting Elizabeth Street, where the minimum FSI shall 

generally be 1.0. 

11.1.7.3.4 

On key streets, active frontages will be achieved to reinforce the role of these 

streets or portions of streets as commercial, pedestrian-oriented, urban 

streetscapes. The following shall apply to development on properties where active 

frontage is required, as identified in Schedule C: 
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a) 	 Retail and service uses, including restaurants and personal service uses, or 

entertainment uses shall generally be required on the ground floors of all 

buildings at the street edge. 

b) 	 Notwithstanding subsection 11.1.7.3.4 a), offices are also permitted on the 

ground floors of these properties; however, such uses shall be encouraged to 

locate in other locations Downtown to ensure Downtown’s main streets 

maintain a strong retail character. The Zoning By-law may restrict the size of 

such new uses and/or their width along the street to ensure they do not 

detract significantly from the intended commercial function of the street. 

c)	 Buildings shall contribute to a continuous street wall that has a minimum 

height of 3 storeys, with infrequent and minimal gaps between buildings. 

d) 	 The width of retail stores and the frequency of entrances shall contribute to a 

continuously active public realm and give the street wall a visual rhythm. The 

width of stores and restaurants may be limited through the Zoning By-law to 

ensure a rhythm of commercial entrances and avoid long distances between 

commercial entrances. 

e) 	 Ground floor heights will generally be a minimum of approximately 4.5 

metres floor to floor, and windows shall correspond appropriately to the 

height of ground floors. Generally, a large proportion of the street-facing 

ground floor wall of a new mixed-use building shall be glazed. 

11.1.7.3.5 

Generally buildings in Mixed Use 1 areas shall be built close to the front property 

line to help frame and animate adjacent streets. The Zoning By-law shall establish 

maximum setbacks on streets where active frontages are required. On all other 

streets minimum and maximum setbacks shall be established. The Zoning By-law 

may include limited exceptions to the build-to lines and maximum setbacks while 

ensuring that a consistent streetwall is extended, maintained or established. 

11.1.7.3.6 

To respect the historic character of Downtown and ensure a human-scale 

pedestrian realm, buildings taller than 4 storeys in Mixed Use 1 areas shall 

generally have a substantial stepback above the fourth storey generally in the 

range of 3-6 metres minimum from the front of the building fronting a public street 

or park, except on Gordon Street and Wellington Street, where a stepback of 

generally 3-6 metres minimum is required above the sixth storey. 
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11.1.7.3.7 

All buildings shall reflect their urban context and should have detailed and well 

articulated street level façades with high quality materials. Blank walls facing a 

street or public open space shall be avoided. 

11.1.7.3.8 

Generally, entrances to non-residential uses shall be flush with the sidewalk, for 

ease of access and to maintain a strong relationship to the street. 

11.1.7.3.9 

As identified on Schedule C, there are areas containing multiple properties west of 

the Speed River that represent significant opportunities for coordinated and 

integrated redevelopment: the Baker Street Property and the Wellington Street 

/Neeve Street Area. Each of these sites shall be developed based on comprehensive 

master plans for the site. Therefore, in addition to any other submissions required 

as part of a complete planning application for either of these two sites or any 

portion thereof, a detailed Urban Design Master Plan shall be prepared for the site 

by the applicant to the satisfaction of the City and in consultation with the 

community. The Urban Design Master Plan will be prepared in accordance with the 

policies of 11.1.8.5 
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ATT-4 (continued)
 
Existing Zoning and Details
 

The following are the regulations and the special regulations for the Commercial-
Residential CR-7 Zone: 

6.6 COMMERCIAL-RESIDENTIAL (CR) ZONE 

6.6.1 PERMITTED USES
 
The following Uses are permitted in the CR Zone:
 

 Artisan Studio 
 Club 

 Convenience Store 
 Day Care Centre in accordance with Section 4.26 
 Dry Cleaning Outlet 

 Financial Establishment 
 Florist 

 Group Home in accordance with Section 4.25 
 Laundry 

 Library 
 Medical Clinic 
 Medical Office 

 Office 
 Personal Service Establishment 

 Religious Establishment 
 Restaurant (take-out) 
 Veterinary Service 

 Video Rental Outlet 
 Dwelling Units with permitted commercial Uses in the same Building in 

accordance with Section 4.15.2. 
 Accessory Uses in accordance with Section 4.23 
 Occasional Uses in accordance with Section 4.21 

6.6.2 REGULATIONS 

Within the Commercial-Residential CR Zone, no land shall be Used and no Building 
or Structure shall be erected or Used except in conformity with the applicable 
regulations contained in Section 4 - General Provisions and the regulations listed in 

Table 6.6.2. 
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TABLE 6.6.2 - REGULATIONS GOVERNING THE CR ZONE
 

Row 
1 

Commercial Type Commercial-Residential 

2 Minimum Lot Area 550 m
2 

3 Minimum Lot Frontage 18 metres 

4 Minimum Front or Exterior Side 
Yard 

The minimum Front and Exterior Side Yards shall be 
the average of the Front and Exterior Side Yards of the 
adjoining properties. 

5 Minimum Side Yard One half the Building Height, but not less than 3 metres. 

6 Minimum Rear Yard 20% of the Lot Depth to a maximum of 7.5 metres. 

7 Maximum Building Height 3 Storeys and in accordance with Section 4.18. 

8 Maximum Gross Floor Area 

(G.F.A.) 
400 m

2 

9 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

10 Fences In accordance with Section 4.20. 

11 Planting Area None required. 

12 Off-Street Parking In accordance with Section 4.13. 

13 Enclosed Operations In accordance with Section 4.22. 

14 Off-Street Loading In accordance with Section 4.14. 

15 Outdoor Storage No outdoor storage or display of goods and materials 
shall be permitted in the CR Zone. 

16 Garbage, Refuse Storage and 
Composters 

In accordance with Section 4.9. 

17 Buffer Strips Where a CR Zone abuts any Residential, Institutional, 
Park, Wetland, or Urban Reserve Zone, a Buffer Strip 
shall be developed. 

CR-7 
71 Wyndham St. S.
 
As shown on Defined Area Map Number 38 of Schedule “A” of this By-law.
 

Permitted Uses 
 Artisan Studio 

 Dwelling Units with permitted commercial Uses in the same 
 Building in accordance with Section 4.15.2 
 Medical Office 
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 Tradesperson’s Shop
	

6.6.3.7.2 Regulations 
In accordance with the regulations of the CR Zone as specified in Section 4 

(General Provisions) and Section 6.6.2 (Commercial Residential) Zone of Zoning 
By-law (1995)-14864, as amended. 
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Proposed Zoning and Details
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ATT-5 (continued)
 
Proposed Zoning and Details
 

Specialized CBD.1-? (Central Business District) 

Regulations 

In accordance with Schedule 4 (General Provisions) and Section 6.3, 6.3.1 and 
Table 6.3.2 of Zoning By-law (1995)-14864, as amended, with the following 

additions and exceptions: 

•		 Increase in height to 14 storeys where 6 storeys is permitted; 

•		 Change in angular plane to the street to 68 degrees where 45 degrees 

is required; Change in angular plane to the Speed River to 60 degrees 

where 40 degrees is required; 

•		 Reductions of the side yard setback to 0.7m where one-half the 

building height or not less than 3 metres is required; 

•		 Reduction of the front yard setback to 0.3 metres, where the average 

setback of adjacent properties is required; 
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ATT-6
 
Conceptual Development Plan
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Building Elevations 
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Dear Council Members, June 27, 2017 

Thank you for the notification of the council meeting of July 10th. We are unable to attend this meeting; 

however, we do have concerns that we wanted heard about the 71 Wyndham St. proposal. 

1. We are under the impression that the documented zoning for this lot is for a 10-storey building. 

However, in the paper work sent to us it states "increase in height to 14 storeys where 6 storeys 

is permitted". To say the least ... we like the 6 story zoning! 

Whatever the zoning is ... we feel strongly that we should not be surrounding the downtown area 

with very large condo buildings. We have been told that part of the long-term plan is to try and 

give the downtown area more responsible and upstanding people, however, we feel this 

certainly can be achieved with nice town houses and low-rise buildings. 

The Tricar building on Macdonell already has blocked off the view of the Basilica .... the gem of 

Guelph .. .from the people entering Guelph via Macdonell St. This is something that needs to be 

kept in mind when approving new buildings in Guelph, as this was one of the original plans for 

the downtown area. 

2. The rest of the points that the builder is proposing are also questionable. Why do they need to 

reduce the setback bylaws? The building should have been planned with the existing setback 

guidelines, in order to maintain the required distance between the street, river and existing 

properties. There is a nice existing path to walk along the river behind the proposed building. It 

no longer connects with York Rd. and the path over the covered bridge, however, it is still a nice 

walk, which we feel will be taken away from the neighborhood. 

3. We want to be sure the parking they are proposing, is enough for the units they are proposing 

and visitors. 

4. We also are concerned with the probable increased traffic flow, since S. Wyndham is Highway 

#7 and a direct route for trucks through Guelph. The traffic flow will definitely be affected with 

the residents needing to enter and exit the proposed building. 

Thank you for hearing our concerns, hopefully you will keep the neighborhood in mind when 

working with this builder. 

Nadine & Gary Britton 
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Staff 
Report 
 

To   City Council 
 
Service Area  Infrastructure, Development and Enterprise Services 

 
Date   Monday, July 10, 2017 

 

Subject  Statutory Public Meeting Report 
   71 Wyndham Street South 

Proposed Official Plan and Zoning By-law 

Amendment 
   File: OP1703 & ZC1705 

   Ward 1 
 

Report Number  IDE 17-85 
 

Recommendation 

That Report IDE 17-85 regarding a proposed Official Plan Amendment and Zoning 
By-law Amendment application (OP1703 & ZC1705) from Stantec Consulting Ltd. 

on behalf of The Tricar Group to permit a residential development on the property 
municipally known as 71 Wyndham Street South and legally described as Part of 
Lots 171 and 172 Registered Plan 113 and portion of former bed of the River Speed 

lying in front of Broken Lot 3, Division F, City of Guelph, County of Wellington. 

Executive Summary 
 

Purpose of Report 
To provide planning information on an application requesting approval of Official 

Plan and Zoning By-law amendments to permit a 14 storey residential building with 
approximately 140 residential units. 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. 

Report 

Background 
Applications for an Official Plan amendment and a Zoning By-law amendment have 
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been received for the property municipally known as 71 Wyndham Street South. 
The applicant has proposed an apartment building with 14 storeys containing 

approximately 140 residential units in total. The applications were received May 18, 
2017 and deemed to be complete on June 9, 2017.  

 

Location 
The subject property is approximately 0.382 hectares in size and lands are located 

on the west side of Wyndham Street South; between Wellington Street and York 
Road, and abuts the Speed River on the west side. (See Location Map and 
Orthophoto in ATT-1 and ATT-2).  

 
Surrounding land uses include: 

 To the north, a three storey apartment building  
 To the east across Wyndham Street are single detached dwellings and a 

small commercial parking lot;  

 To the south of the site is a medical/office building (75 Wyndham Street S); 
 To the west, the Speed River abuts the subject site. 

 
Existing Official Plan Land Use Designations and Policies 
The Official Plan land use designation that applies to the subject property is “Mixed 

Use 1” (See ATT-3) within the Downtown Secondary Plan. The Mixed Use 1 
designation is intended to accommodate a range of uses in compact development 

forms. Development within this designation shall contribute to the creation of a 
strong urban character and a high-quality, pedestrian-oriented environment. The 
Downtown Secondary Plan policies in effect establish a minimum building height of 

4 storeys and a maximum building height of 10 storeys for the subject site. The site 
is also subject to the Special Policy Area overlay which identifies land within the 

floodplan that is developable subject to specific criteria. Further details of this 
designation are included in ATT-3. 
 

Official Plan Amendment #48 Land Use Designations and Policies 
Official Plan Amendment 48 is a comprehensive five-year update to the City’s 

Official Plan that is currently under appeal to the Ontario Municipal Board (OMB). 
OPA 48 has been structured to reflect the Downtown Secondary Plan (OPA 43) by 
including corresponding terminology, land use schedules, and policies. 

 
Existing Zoning 

The subject property is currently zoned “CR-7” (Specialized Commercial-
Residential) Zone in the City of Guelph’s Zoning By-Law (1995)-14865. Details of 

the existing zoning are included in ATT-4. 
 

Description of the Proposed Official Plan Amendment 
The applicant is requesting to amend the Official Plan designation by increasing the 

allowable building height from the 10 storeys to 14 storeys. 
 

Description of Proposed Zoning By-law Amendment 
The applicant is requesting to rezone the subject lands from the “CR-7” (Specialized 
Commercial-Residential) Zone to a CBD.1-?? (Specialized Central Business District) 
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Zone with site specific regulations to permit the development of a residential 
building with 14 storeys containing a total of 140 apartment units (see ATT-5). The 

following specialized zoning regulations are being requested through the proposed 
Zoning By-law amendment application: 

• Increase in height to 14 storeys where 6 storeys is permitted; 
• Change in angular plane to the street to 68 degrees where 45 degrees 

is required; Change in angular plane to the Speed River to 60 degrees 

where 40 degrees is required;  
• Reductions of the side yard setback to 0.7m where one-half the 

building height or not less than 3 metres is required; 
• Reduction of the front yard setback to 0.3 metres, where the average 

setback of adjacent properties is required; 

 
Staff note that new Downtown zoning regulations are being recommended for 

approval and intended to bring the Downtown zoning regulations into conformity 
with the policies of the Downtown Secondary Plan. These new regulations will also 
be considered by staff during the review of this application and the 

recommendation report will recommend the appropriate zoning category and 
regulations.  

 

Proposed Development 
The proposed development consists of one (1) residential building with 14 storeys, 

containing approximately 140 residential units.  The development is providing one 
(1) level of below grading parking and three (3) levels of above grade parking. 
Vehicular access to the site is from Wyndham Street directly into the proposed 

parking garage.  
 

The applicant’s conceptual development plan and proposed building elevations are 
shown in ATT-6. 
 

Supporting Documents 
The following information was submitted in support of the application: 

• Planning Justification Report, prepared by Stantec Consulting Ltd., dated May 5, 
2017 

• Urban Design Brief, prepared by Stantec Consulting Ltd., dated May 12, 2017  

• Functional Servicing Report, prepared by Stantec Consulting Ltd., dated May 5, 
2017 

• Phase I Environmental Site Assessment, prepared by XCG Consulting Limited, 
dated July 12, 2016 

• Phase II Environmental Site Assessment, prepared by XCG Consulting Limited, 
dated August 6, 2016 

• Traffic Impact Study, prepared by Stantec Consulting Ltd., dated May 12, 2017  

• Conceptual Development Plan, prepared by Stantec Consulting Ltd. 
• Building Elevations Renderings prepared by Kasian. 

 

Staff Review 
The review of this application will address the following issues:  
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• Evaluation of the proposal against the 2014 Provincial Policy Statement and 
Places to Grow: Growth Plan for the Greater Golden Horseshoe (2017); 

• Consideration of the merits of the Official Plan Amendment and evaluation of the 
proposal’s conformity with the Official Plan, and specifically the policies within the 

Downtown Secondary Plan;  
• Review of the proposed zoning and need for specialized regulation; 
• Review of the proposed site and building design; 

• Review of traffic, parking and servicing; and 
• Address all comments and issues raised during the review of the application. 

 
Once the application is reviewed and all issues are addressed, a report from 
Infrastructure, Development and Enterprise with a recommendation will be 

considered at a future meeting of Council. 
 

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

Council. 
 

Consultations 
The Notice of Complete Application was mailed on June 14, 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 June 15, 2017. 

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

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

Overarching Goals 
Service Excellence 

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

 
 

Attachments 
ATT-1  Location Map and 120m Circulation 

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

ATT-4  Existing Zoning  
ATT-5  Proposed Zoning and Details 
ATT-6  Conceptual Development Plan and Building Elevations 

 
Departmental Approval 

Not applicable. 
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Report Author    Approved By 
Katie Nasswetter    Sylvia Kirkwood 
Senior Development Planner  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 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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11.1.7.3 Mixed Use 1 Areas 

11.1.7.3.1  

Mixed Use 1 areas, as identified on Schedule C, are intended to accommodate a 

broad range of uses in a mix of highly compact development forms. Development 

within this designation shall contribute to the creation of a strong urban character 

and a high-quality, pedestrian-oriented environment. Active uses that enliven the 

street are encouraged to locate on the ground floor of buildings and, as per Policy 

11.1.7.3.4, shall be required on key streets. 

11.1.7.3.2  

The following uses may be permitted: 

a) retail and service uses, including restaurants and personal service uses; 

b) multiple unit residential buildings, including apartments and townhouse 

dwellings; 

c)  live/work uses; 

d)  offices including medically related uses; 

e)  entertainment and commercial recreation uses; 

f)  community services and facilities;  

g) cultural, educational and institutional uses; 

h) public parking;  

i)  hotels;  

j)  parks, including urban squares; and, 

k)  other employment uses that meet the intent of the principles, objectives and 

policies of the Downtown Secondary Plan and which are compatible with 

surrounding uses in regard to impacts such as noise, odour, loading, dust 

and vibration. 

 

11.1.7.3.3  

The minimum floor space index (FSI) in Mixed Use 1 areas shall generally be 1.5, 

except on properties fronting Elizabeth Street, where the minimum FSI shall 

generally be 1.0. 

11.1.7.3.4 

On key streets, active frontages will be achieved to reinforce the role of these 

streets or portions of streets as commercial, pedestrian-oriented, urban 

streetscapes. The following shall apply to development on properties where active 

frontage is required, as identified in Schedule C: 



Page 10 of 19 

a)  Retail and service uses, including restaurants and personal service uses, or 

entertainment uses shall generally be required on the ground floors of all 

buildings at the street edge. 

b)  Notwithstanding subsection 11.1.7.3.4 a), offices are also permitted on the 

ground floors of these properties; however, such uses shall be encouraged to 

locate in other locations Downtown to ensure Downtown’s main streets 

maintain a strong retail character. The Zoning By-law may restrict the size of 

such new uses and/or their width along the street to ensure they do not 

detract significantly from the intended commercial function of the street. 

c)  Buildings shall contribute to a continuous street wall that has a minimum 

height of 3 storeys, with infrequent and minimal gaps between buildings. 

d)  The width of retail stores and the frequency of entrances shall contribute to a 

continuously active public realm and give the street wall a visual rhythm. The 

width of stores and restaurants may be limited through the Zoning By-law to 

ensure a rhythm of commercial entrances and avoid long distances between 

commercial entrances. 

e)  Ground floor heights will generally be a minimum of approximately 4.5 

metres floor to floor, and windows shall correspond appropriately to the 

height of ground floors. Generally, a large proportion of the street-facing 

ground floor wall of a new mixed-use building shall be glazed.  

11.1.7.3.5  

Generally buildings in Mixed Use 1 areas shall be built close to the front property 

line to help frame and animate adjacent streets. The Zoning By-law shall establish 

maximum setbacks on streets where active frontages are required. On all other 

streets minimum and maximum setbacks shall be established. The Zoning By-law 

may include limited exceptions to the build-to lines and maximum setbacks while 

ensuring that a consistent streetwall is extended, maintained or established. 

11.1.7.3.6  

To respect the historic character of Downtown and ensure a human-scale 

pedestrian realm, buildings taller than 4 storeys in Mixed Use 1 areas shall 

generally have a substantial stepback above the fourth storey generally in the 

range of 3-6 metres minimum from the front of the building fronting a public street 

or park, except on Gordon Street and Wellington Street, where a stepback of 

generally 3-6 metres minimum is required above the sixth storey. 
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11.1.7.3.7  

All buildings shall reflect their urban context and should have detailed and well 

articulated street level façades with high quality materials. Blank walls facing a 

street or public open space shall be avoided. 

11.1.7.3.8  

Generally, entrances to non-residential uses shall be flush with the sidewalk, for 

ease of access and to maintain a strong relationship to the street. 

11.1.7.3.9 

As identified on Schedule C, there are areas containing multiple properties west of 

the Speed River that represent significant opportunities for coordinated and 

integrated redevelopment: the Baker Street Property and the Wellington Street 

/Neeve Street Area. Each of these sites shall be developed based on comprehensive 

master plans for the site. Therefore, in addition to any other submissions required 

as part of a complete planning application for either of these two sites or any 

portion thereof, a detailed Urban Design Master Plan shall be prepared for the site 

by the applicant to the satisfaction of the City and in consultation with the 

community. The Urban Design Master Plan will be prepared in accordance with the 

policies of 11.1.8.5  
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ATT-4 
Existing Zoning  
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ATT-4 (continued) 
Existing Zoning and Details 

 
 

The following are the regulations and the special regulations  for the Commercial-
Residential CR-7 Zone: 
 

6.6 COMMERCIAL-RESIDENTIAL (CR) ZONE 
 

6.6.1 PERMITTED USES 
The following Uses are permitted in the CR Zone: 
 

 Artisan Studio 
 Club 

 Convenience Store 
 Day Care Centre in accordance with Section 4.26 
 Dry Cleaning Outlet 

 Financial Establishment 
 Florist 

 Group Home in accordance with Section 4.25 
 Laundry 

 Library 
 Medical Clinic 
 Medical Office 

 Office 
 Personal Service Establishment 

 Religious Establishment 
 Restaurant (take-out) 
 Veterinary Service 

 Video Rental Outlet 
 Dwelling Units with permitted commercial Uses in the same Building in 

accordance with Section 4.15.2. 
 Accessory Uses in accordance with Section 4.23 
 Occasional Uses in accordance with Section 4.21 

 
6.6.2 REGULATIONS 

Within the Commercial-Residential CR Zone, no land shall be Used and no Building 
or Structure shall be erected or Used except in conformity with the applicable 
regulations contained in Section 4 - General Provisions and the regulations listed in 

Table 6.6.2. 
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TABLE 6.6.2 - REGULATIONS GOVERNING THE CR ZONE 

 
 
Row 
1 

 
Commercial Type 

 
Commercial-Residential 

 
2 

 
Minimum Lot Area  

 
550 m

2
  

 
3 

 
Minimum Lot Frontage  

 
18 metres 

 
4 

 
Minimum Front or Exterior Side 
Yard  

 
The minimum Front and Exterior Side Yards shall be 
the average of the Front and Exterior Side Yards of the 
adjoining properties. 

 
5 

 
Minimum Side Yard 

 
One half the Building Height, but not less than 3 metres. 

 
6 

 
Minimum Rear Yard  

 
20% of the Lot Depth to a maximum of 7.5 metres. 

 
7 

 
Maximum Building Height 

 
3 Storeys and in accordance with Section 4.18. 

 
8 

 
Maximum Gross Floor Area 
(G.F.A.) 

 
400 m

2
 

 
9 

 
Accessory Buildings or 
Structures 

 
In accordance with Section 4.5. 

 
10 

 
Fences 

 
In accordance with Section 4.20. 

 
11 

 
Planting Area 

 
None required. 

 
12 

 
Off-Street Parking 

 
In accordance with Section 4.13. 

 
13 

 
Enclosed Operations 

 
In accordance with Section 4.22. 

 
14 

 
Off-Street Loading 

 
In accordance with Section 4.14. 

 
15 

 
Outdoor Storage 

 
No outdoor storage or display of goods and materials 
shall be permitted in the CR Zone. 

 
16 

 
Garbage, Refuse Storage and 
Composters 

 
In accordance with Section 4.9. 

 
17 

 
Buffer Strips 

 
Where a CR Zone abuts any Residential, Institutional, 
Park, Wetland, or Urban Reserve Zone, a Buffer Strip 
shall be developed. 

 
 

 
CR-7 
71 Wyndham St. S. 

As shown on Defined Area Map Number 38 of Schedule “A” of this By-law. 
 

Permitted Uses 
 Artisan Studio 

 Dwelling Units with permitted commercial Uses in the same 
 Building in accordance with Section 4.15.2 
 Medical Office 
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file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2017/SECTION%203.doc%23Front_Yard
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file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2017/SECTION%203.doc%23Structure
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2017/SECTION%203.doc%23Street
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2017/SECTION%203.doc%23Street
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2017/SECTION%203.doc%23Zone
file://///city.guelph.ca/ServiceAreas01$/IDE/Planning/DRAFT%20REPORTS/2017/SECTION%203.doc%23Zone
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 Office 
 Rental Outlet 

 Tradesperson’s Shop 
 

 
6.6.3.7.2 Regulations 
In accordance with the regulations of the CR Zone as specified in Section 4 

(General Provisions) and Section 6.6.2 (Commercial Residential) Zone of Zoning 
By-law (1995)-14864, as amended. 
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ATT-5 
Proposed Zoning and Details 
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ATT-5 (continued) 
Proposed Zoning and Details 

 
Specialized CBD.1-? (Central Business District) 

 

Regulations 

In accordance with Schedule 4 (General Provisions) and Section 6.3, 6.3.1 and 
Table 6.3.2 of Zoning By-law (1995)-14864, as amended, with the following 

additions and exceptions: 
 

• Increase in height to 14 storeys where 6 storeys is permitted; 

• Change in angular plane to the street to 68 degrees where 45 degrees 

is required; Change in angular plane to the Speed River to 60 degrees 

where 40 degrees is required;  

• Reductions of the side yard setback to 0.7m where one-half the 

building height or not less than 3 metres is required; 

• Reduction of the front yard setback to 0.3 metres, where the average 

setback of adjacent properties is required; 
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ATT-6 
Conceptual Development Plan 
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ATT-6 (continued) 

Building Elevations 

 

 



    

 
 

 

     
 

      

 
       

 

    
   

 

  
 

  
  

 
    

 
 

 

        

      
         

      

             
          

       
       

  
 

 
      

         
     

        

 
  

    
 

 

 
       

 

Staff 
Report 

To City Council 

Service Area Infrastructure, Development and Enterprise Services 

Date Monday, July 10, 2017 

Subject Statutory Public Meeting Report (2nd Public Meeting  
for Revised Application) 

19-59 Lowes Road West 

Proposed Zoning By-law Amendment and Vacant 
Land Condominium 

Files: ZC1705 and 23CDM-17504 
Ward 6 

Report Number IDE 17-89 

Recommendation 

That Report IDE 17-89 regarding a proposed Zoning By-law Amendment and 

Vacant Land Condominium application (ZC1615 and 23CDM-17504) from Reid’s 
Heritage Homes on behalf of Parry Schnick and Catriona Forbes to permit a 36 unit 
single detached residential development subdivision on the properties municipally 

known as 19, 29, 35, 41, 51 and 59 Lowes Road West, and legally described as All 
of Lots 3, 4, 5 and 6, Registered Plan 508 and Part of Lots 15 and 16, Registered 

Plan 467, Geographic Township of Puslinch, City of Guelph from Infrastructure, 
Development and Enterprise dated July 10, 2017, be received. 

Executive Summary 

Purpose of Report 
To provide planning information on applications requesting approval of a Zoning By-

law Amendment and draft plan approval of a Vacant Land Condominium subdivision 
to permit a 36 unit single detached dwelling development. 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 to amend the Zoning By-law was initially received for the properties 
municipally known as 19, 29, 35, 41, 51 and 59 Lowes Road West from Reid’s 

Heritage Homes on behalf of Parry Schnick and Catriona Forbes on September 1, 
2016. This application was deemed to be complete on September 20, 2016. The 
intent of this application was to change the zoning from the current “R.1B” 

(Residential Single Detached) Zone to an “R.3A-?” (Specialized Residential Cluster 
Townhouse) Zone to permit a sixty (60) unit cluster townhouse development. 

A statutory public meeting to discuss this Zoning By-law Amendment was held 

before Council on November 14, 2016. At this public meeting, several members of 
the public addressed Council, raising concerns primarily related to the area’s high 
water table, drainage, tree loss and compatibility of the proposed townhouses to 

adjacent single detached residential dwellings. Since the public meeting, the 
applicant has revised their proposal from sixty (60) cluster townhouses to thirty-six 

(36) single detached dwellings within a vacant land condominium subdivision. 

On May 31, 2017, the applicant formally submitted a revised Zoning By-law 

Amendment application to the City to change the zoning from the current “R.1B” 
(Residential Single Detached) Zone to a “R.1D-?” (Specialized Residential Single 

Detached) Zone to permit thirty-six (36) single detached dwellings, with twenty-
nine (29) units fronting onto a private condominium road. The revised submission 
of the Zoning By-law Amendment application included amended and updated 

background technical reports to reflect the requested changes. An associated thirty-
six unit vacant land condominium application was also submitted on May 31, 2017 

(File ‘23CDM-17504’). Each of the thirty-six (36) proposed single detached 
dwellings will be built in a land unit (similar to a lot) within the vacant land 
condominium. 

The six (6) existing single detached dwellings and associated accessory structures 

on the subject land are all proposed to be demolished to accommodate the 
proposed development. 

Location 
The subject lands are located on the north side of Lowes Road West, between 
Gordon Street to the east and Dawn Avenue to the west (see Location Map and 

Orthophoto in ATT-1 and ATT-2). The six (6) subject properties collectively have an 
area of 1.65 hectares (4.08 acres) and a combined frontage (width) of 178.66 

metres (586.15 feet) along Lowes Road West. 

Surrounding land uses include: 

•		 To the north: lands zoned for residential uses; in particular single detached 
dwellings on Revell Drive and Zess Court; 

•		 To the south: lands zoned for residential uses; in particular single detached 
dwellings on the south side of Lowes Road West; 
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•		 To the east: vacant lands zoned for commercial-residential uses at the 

northwest corner of Gordon Street and Lowes Road West;
 

•		 To the west: lands zoned for residential uses; in particular single detached 
dwellings on Dawn Avenue. 

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

Residential”. Within the “General Residential” land use designation, all forms of 
residential development are permitted up to a maximum density of 100 units per 

hectare, and include single detached, semi-detached, townhouses and multiple unit 
residential buildings. The general character of development within land designated 
as “General Residential” shall be low-rise, ground oriented housing forms. The 

relevant policies and further details for the “General Residential” land use 
designation are included in ATT-3. 

The Natural Heritage System policy framework within the Official Plan does not 
identify any natural features on or immediately adjacent to the subject lands. 

Official Plan Amendment #48 Land Use Designations and Policies 

Official Plan Amendment 48 (OPA 48) (currently under appeal), a comprehensive, 
five-year update to the City’s Official Plan, proposes to designate the subject lands 

as “Low Density Residential”. A portion of the subject lands are also proposed to be 
designated “Mixed Office Commercial”. This land use 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 the “Low 
Density Residential” designation is residential at a net density range of 15-35 units 

per hectare, including single and semi-detached dwellings as well as townhouses. 
Although the application is being processed under the 2001 Official Plan 
(September 2014 Consolidation), Staff must have regard to the Council adopted 

policies and designations of OPA 48. The land use designations and relevant policies 
contained in OPA 48 are included in ATT-4. 

Existing Zoning 
The subject lands are currently zoned “R.1B” (Residential Single Detached), in the 

City of Guelph’s Zoning By-Law (1995)-14864, as amended. Details of the existing 
zoning are included in ATT-5 and ATT-7. 

Description of Proposed Zoning By-law Amendment 
The applicant is requesting to rezone the subject lands from the “R.1B” (Residential 

Single Detached) Zone to an “R.1D-?” (Specialized Residential Single Detached) 
Zone to permit thirty-six (36) single detached dwellings. Details of the proposed 
zoning can also be found in ATT-6 and ATT-7. In addition to the standard provisions 

for lands zoned “R.1D”, the applicant is requesting a specialized, site specific 
provision in the zoning to permit the dwelling units to front onto a private street 

within a plan of condominium in addition to a public road. 
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Description of the Proposed Vacant Land Condominium 
The applicant is requesting to subdivide the lands into a thirty-six (36) unit vacant 

land condominium. Each of the proposed single detached dwellings would be 
located within one of the condominium units. The internal roadway, sidewalks, and 

private stormwater management facility are proposed to be common element areas 
of the condominium. The condominium includes several proposed easements in 
favour of the City for stormwater drainage. 

As per Section (7) of Ontario Regulation (O. Reg.) 544/06 (Regulation to the 

Planning Act), for vacant land condominiums, the City as the approval authority is 
required to hold a Public Meeting at least 14 days before a decision is made on draft 
plan approval. By-law (2003)-17128 delegates Council’s approval authority for all 

plans of condominium to the General Manager of Planning, Urban Design and 
Building Services. 

The proposed draft plan of vacant land condominium is shown in ATT-8. 

Proposed Development 
The proposed development consists of thirty-six (36) single detached dwellings 

fronting onto a private crescent shaped road. The net density of the proposed 
development is 21.8 units per hectare. Each of the single detached dwellings will be 

built within a unit (i.e. a ‘lot’) within a vacant land condominium. The frontage 
(width) of each unit will be approximately 9 metres for internal units, and 12 
metres for corner units. Seven (7) of the single detached dwellings will front 

directly onto Lowes Road West. The remaining dwellings will front onto the private 
road. The private road, sidewalks and stormwater management area will be the 

common elements within the condominium. 

Supporting Documents 

The following information was resubmitted in support of the applications: 
•		 Draft Plan of Vacant Land Condominium, prepared by Astrid J. Clos Planning 

Consultants, dated May 24, 2017; 
•		 Revised Planning Justification Report, prepared by Astrid J. Clos Planning 

Consultants, dated May 31, 2017; 

•		 Revised Functional Servicing Report (including a stormwater management 
brief in Appendix E), prepared by Stantec Consulting Ltd., dated May 30, 

2017; 
•		 Revised Tree Preservation Plan, prepared by Aboud & Associates Inc., dated 

May 31, 2017; 

•		 Scoped Environmental Impact Study, prepared by prepared by Aboud & 
Associates Inc., dated May 31, 2017; 

•		 Geotechnical Investigation Report, prepared by Englobe Corporation, dated 
May 24, 2017; and 

•		 Scoped Hydrogeology Study, prepared by Englobe Corporation, dated May 30, 

2017. 
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Staff Review 
The review of this application will address the following issues: 

 Evaluation of the proposal against the 2014 Provincial Policy Statement (PPS) 
and Places to Grow: Growth Plan for the Greater Golden Horseshoe (2017); 

	 Evaluation of how the application conforms to the applicable Official Plan 
“General Residential” land use designation and all associated policies, including 
compatibility of new development within existing and established residential 

neighbourhoods, as well as any related amendments; 
	 Evaluation of the proposal against OPA 48, including the “Low Density 

Residential” and “Mixed Office Commercial” land use designations that apply to 
the subject lands, as well as any associated policies; 

 Review of the proposed zoning, including the requested provisions and the 

need for any further specialized provisions; 
 Review of the proposed tree removals in the applicant’s Tree Preservation Plan 

and associated tree compensation in accordance with the City’s Private Tree 
By-law; 

 Review of proposed layout of the condominium subdivision; 

 Review of scoped Environmental Impact Study, including any negative impacts 
on drainage outlet locations and the nearby Hanlon Creek Provincially 

Significant Wetland (PSW); 
 Review of proposed municipal servicing, including on-site stormwater 

management; 
 Confirm support for the City’s Community Energy Initiative (CEI); and 
 Address all comments and issues raised during the public review of this 

application. 

Once the Zoning By-law Amendment application is reviewed and all issues are 
addressed, a report from Infrastructure, Development and Enterprise with a 
recommendation will be considered at a future meeting of Council. 

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

Consultations 
Notice of the Revised Zoning By-law Amendment Application, Complete Vacant Land 
Condominium Application and Public Meeting was mailed on June 9, 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 advertised in the Guelph Tribune on 
June 15, 2017. Notice of the revised Zoning By-law Amendment application and the 

new Vacant Land Condominium application has also been provided by updated 
signage on the lands. 
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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 120 m Circulation 
ATT-2 Orthophoto 

ATT-3 Official Plan Land Use Designations and Policies 
ATT-4 Official Plan Amendment #48 Land Use Designations and Policies 

ATT-5 Existing Zoning Map 
ATT-6 Proposed Zoning Map 
ATT-7 Existing and Proposed Zoning Details 

ATT-8 Draft Plan of Vacant Land Condominium 

Departmental Approval 

Not applicable. 

Report Author Approved By 
Michael Witmer Sylvia Kirkwood 

Development Planner II Manager of Development Planning 

_____________________ 

Approved By 
Todd Salter 

______________________ 

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

'General Residential' Land Use Designation 

7.2.31	 The predominant use of land in areas designated, as 'General Residential' 
on Schedule 1 shall be residential. All forms of residential development 

shall be permitted in conformity with the policies of this designation. The 
general character of development will be low-rise housing forms. Multiple 
unit residential buildings will be permitted without amendment to this 

Plan, subject to the satisfaction of specific development criteria as noted 
by the provisions of policy 7.2.7. Residential care facilities, lodging 

houses, coach houses and garden suites will be permitted, subject to the 
development criteria as outlined in the earlier text of this subsection. 

7.2.32	 Within the 'General Residential' designation, the net density of 
development shall not exceed 100 units per hectare (40 units/acre). 

1. 	 In spite of the density provisions of policy 7.2.32 the net density of 
development on lands known municipally as 40 Northumberland 

Street, shall not exceed 152.5 units per hectare (62 units per acre). 

7.2.33	 The physical character of existing established low density residential 

neighbourhoods will be respected wherever possible. 

7.2.34	 Residential lot infill, comprising the creation of new low density 
residential lots within the older established areas of the City will be 
encouraged, provided that the proposed development is compatible with 

the surrounding residential environment. To assess compatibility, the City 
will give consideration to the existing predominant zoning of the 

particular area as well as the general design parametres outlined in 
subsection 3.6 of this Plan. More specifically, residential lot infill shall be 
compatible with adjacent residential environments with respect to the 

following: 

a) The form and scale of existing residential development; 

b) Existing building design and height; 

c) Setbacks;
 
d) Landscaping and amenity areas; 

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

7.2.35	 Apartment or townhouse infill proposals shall be subject to the 

development criteria contained in policy 7.2.7 
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ATT-4 (continued) 
Official Plan Amendment #48 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 predominantly low-density in 

character. The predominant land use in this designation shall be 
residential. 

Permitted Uses 

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

i)	 detached, semi-detached and duplex dwellings; and 

ii)	 multiple unit residential buildings, 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 maximum net density is 35 units per hectare and not 
less than a minimum net density of 15 units per hectare. 

4.	 Notwithstanding policies 9.3.2.2 and 9.3.2.3, increased 
height and density may be permitted for development 

proposals on arterial and collector roads 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 accordance with the Height and Density Bonus policies of 
this Plan. 
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Proposed Zoning Map
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ATT-7 (continued) 
Existing and Proposed Zoning Details 

Proposed Zoning: Specialized Residential Single Detached (R.1D-?) 

In addition to the regulations set out in Section 5.1 – Residential Single Detached 

(R.1) Zone of Zoning By-law (1995)-14864, as amended, the following additional 
specialized regulation has been requested to facilitate this proposal: 

•		 Despite Section 4.1 of this By-law, Development in this Zone may occur on a 
common element street within a condominium 

Aside from the above noted site specific provision to permit single detached 

dwellings to front onto a private road, the proposed “R.1D-?” Zoning would retain 
the Zoning provisions below in the existing “R.1B” Zoning. For the proposed 
development, in Table 5.1.2 (shown on page 18 of ATT-7), the provisions applicable 

to the “R.1D” zoning would apply. 

Existing Zoning: Residential Single Detached (R.1B) 

5.1 RESIDENTIAL SINGLE DETACHED (R.1) ZONES 

5.1.1 PERMITTED USES 

The following are permitted Uses within the R.1A, R.1B, R.1C, 

and R.1D Zones: 

	 Single Detached Dwelling 
	 Accessory Apartment in accordance with Section 4.15.1 

	 Bed and Breakfast establishment in accordance with 
Section 4.27 

	 Day Care Centre in accordance with Section 4.26 
	 Group Home in accordance with Section 4.25 
	 Home Occupation in accordance with Section 4.19 

	 Lodging House Type 1 in accordance with Section 4.25 

5.1.2	 REGULATIONS 
Within the Residential 1 (R.1) Zones, no land shall be Used and 

no Building or Structure shall be erected or Used except in 
conformity with the applicable regulations contained in Section 4 -
General Provisions, the regulations listed in Table 5.1.2, and the 

following: 

5.1.2.1	 Despite Row 7 of Table 5.1.2, where a Garage, Carport or 

Parking Space is not provided in accordance with Section 

4.13.2.1, one Side Yard shall have a minimum dimension of 3 

metres. 
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ATT-7 (continued)
 
Existing and Proposed Zoning Details
 

5.1.2.2 Despite any required Side Yard on a residential Lot, Carports 

shall be permitted provided that no part of such Carport is 

located closer than 0.6 metres to any Side Lot Line. 

5.1.2.3 In the event that there is a transformer easement on a particular 
Lot, portions of the Single Detached Dwelling may be required 

to be Setback further than specified in Row 6 of Table 5.1.2 in 
order that a minimum separation of 4.5 metres may be 

maintained between the transformer easement and any part of 
the dwelling. 

5.1.2.4 Despite Rows 6 and 8 of Table 5.1.2, Buildings or Structures 
located on Through Lots shall have a Setback the same as 
the nearest adjacent Main Building and in accordance with 

Section 4.24. 

5.1.2.5 Despite Row 4 of Table 5.1.2, the minimum Lot Frontage for a 

Corner Lot in a R.1D Zone shall be 12 metres. 

5.1.2.6 Despite Row 4 of Table 5.1.2, the Lots located within 
Defined Area Map Number 66 of Schedule "A" of this By-law 
shall have a minimum Lot Frontage of the average Lot 
Frontage established by the existing Lots within the same 
City Block Face, but in no case less than 9 metres. 
Nothing in this section shall require the minimum Lot 
Frontage to be greater than the minimum Lot Frontage 
established in Table 5.1.2. Where the average Lot 
Frontage of the existing Lots on the Block Face cannot be 
determined, the minimum Lot Frontage shall be as 
indicated in Table 5.1.2. 

5.1.2.7 Despite Row 6 of Table 5.1.2, the minimum Front or 

Exterior Side Yard for dwellings located within Defined 

Area Map Number 66 of Schedule "A" of this By-law, shall 

be: 

i) The minimum Front Yard or Exterior Side Yard shall be 6 
metres or the average of the Setbacks of the adjacent 
properties. Where the off-street Parking Space is located 
within a Garage or Carport, the Setback for the Garage or 
Carport shall be a minimum of 6 metres from the Street 
Line. 
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ATT-7 (continued) 
Existing and Proposed Zoning Details 

ii)	 In accordance with Section 4.6 and 5.1.2.3; and 

iii)	 In accordance with the Ontario Building Code, as amended 
from time to time or any successor thereof, regulations for 
above ground electrical conductor clearances to Buildings. 

Where a road widening is required in accordance with 
Section 4.24, the calculation of the required Front or 
Exterior Side Yard shall be as set out in Section 5.1.2.7, 
provided that the required Front or Exterior Side Yard is 
not less than the new Street Line established by the 
required road widening. 

5.1.2.8	 Despite Row 7 of Table 5.1.2, properties Zoned R.1B or R.1C 
with 

Buildings over 2 Storeys located within Defined Area Map 
Number 
66 of Schedule "A" of this By-law shall have a minimum Side 

Yard requirement of 1.5 

5.1.2.9	 Deleted. 
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5.1.2.10 Despite Row 7 of Table 5.1.2 in the R.1A Zone, where a 
Building has a one Storey portion and a 1.5 to 2 Storey 
portion, the required Side Yard shall be 1.5m from the Side 
Lot Line to the foundation wall of the 1 Storey portion and 
2.4m from the Side Lot Line to the wall of the 1.5 to 2 
Storey portion. 

5.1.2.11 Where Lots have less than 12 metres of Frontage, the 
Garage is limited to a maximum of 55% of the Lot width (as 
measured at the Front Yard Setback). 

file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Front_Yard
file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Exterior_Side_Yard
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file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Zone
file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Building
file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Storey
file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23By_law
file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Side_Yard
file://///city.guelph.ca/PBEE$/Planning/DRAFT%20REPORTS/2014/SECTION%203.doc%23Side_Yard


    

  
     

 
         

    
   
      

 
 

 
   

 
  

 
  

 
  

 
  

 
 

 
   

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

   
 

     
 

 
 

 
   

 
   

 
 

 
 

 
  

 
  

 
 

 
 

    
      
   

 
 

 
 

 
  

 

 
 

 
 

 
 

 

 
 

 
 

 
 

  
 

 

 
 

 
 

 
 

 

 
 

 

 
 

 
 

 
  

 
    

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 

 
          

           
      

         
            

     
 

 
 

 
  

 
 

 
 

 

 
 

 
          

       
         

         
         

 

ATT-7 (continued) 
Existing and Proposed Zoning Details 

15006, 15378, 17187, 18116, 19063, 19691 

TABLE 5.1.2 - REGULATIONS GOVERNING R.1 ZONES 
1 Residential Type SINGLE-DETACHED DWELLINGS 
2 Zones R.1A R.1B R.1C R.1D 

3 Minimum Lot Area 555 m
2 

460 m
2 

370 m
2 

275 m
2 

4 Minimum Lot Frontage 18 metres and in 
accordance with Section 
5.1.2.6. 

15 metres and 
in accordance 
with Section 
5.1.2.6. 

12 metres and 
in accordance 
with Section 
5.1.2.6. 

9 metres 
and in 
accordan 
ce 
with 
Sections 
5.1.2.5 
and 
5.1.2.6. 

5 Maximum Building Height 3 Storeys and in accordance with Section 4.18. 

6 Minimum Front Yard 6 metres and in accordance with Sections 4.6, 4.24, 5.1.2.3, 5.1.2.4 and 
5.1.2.7. 

6a Minimum Exterior Side Yard 4.5 metres and in accordance with Sections 4.6, 4.24, 4.28, 5.1.2.3, 
5.1.2.4 and 5.1.2.7. 

7 Minimum Side Yard 
1 to 2 Storeys 
Over 2 Storeys 

1.5 metres 
2.4 metres 
and in accordance 
with Sections 5.1.2.1 
and 5.1.2.2. 

1.5 metres 
2.4 metres 
and in 
accordance 
with Sections 
5.1.2.8, 
5.1.2.1 and 
5.1.2.2. 

1.2 metres 
1.2 metres 
and in 
accordance 
with Sections 
5.1.2.8, 
5.1.2.1 and 
5.1.2.2. 

0.6 
metres 
and in 
accordan 
ce with 
Sections 
5.1.2.1 
and 
5.1.2.2. 

8 Minimum Rear Yard 7.5 metres or 20% of the Lot Depth, whichever is less and in accordance 
with Section 5.1.2.4. 

9 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

10 Fences In accordance with Section 4.20. 

11 Off-Street Parking In accordance with Section 4.13. 

12 Minimum Landscaped Open 
Space 

The Front Yard on any Lot, excepting the Driveway (Residential) shall 
be landscaped and no parking shall be permitted within this Landscaped 
Open Space. Despite the definition of Landscaped Open Space, a 
minimum area of 0.5 metres between the Driveway (Residential) and 
nearest Lot Line must be maintained as landscaped space in the form of 
grass, flowers, trees, shrubbery, natural vegetation and indigenous 
species. 

13 Garbage, Refuse and Storage In accordance with Section 4.9. 

14 Garages For those Lots located within the boundaries indicated on Defined Area 
Map Number 66, attached Garages shall not project beyond the main 
front wall of the Building. Where a roofed porch is provided, the Garage 
may be located ahead of the front wall of the dwelling (enclosing 
Habitable Floor Space on the first floor) equal to the projection of the 
porch to a maximum of 2 metres. 
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Draft Plan of Vacant Land Condominium
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Staff 

Report 

To   City Council 
 
Service Area  Infrastructure, Development and Enterprise Services 

 
Date   Monday, July 10, 2017 
 

Subject Decision Report 
Proposed Downtown Zoning By-law Amendment 
(ZC1612) 

 

Report Number  IDE 17-77 
 

Recommendation 

1. That the City-initiated Downtown Zoning By-law Amendment (ZC1612) be 
approved in accordance with the zoning regulations outlined in Attachment 1 

of the Infrastructure, Development and Enterprise Report 17-77, dated July 
10, 2017. 

 
2. 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 changes to 
the proposed Zoning By-law Amendment affecting Downtown. 

Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve the City-initiated 
Downtown Zoning By-law Amendment in order to align the existing Zoning By-law 

(1995)-14864 with the Downtown Secondary Plan (DSP).   

Key Findings 

Currently the Zoning By-law (1995)-14864 does not align with or implement the 

approved vision, policies or land use designations for Downtown Guelph as 
established through the DSP and therefore is being updated.  
 

In addition to aligning with the DSP, the purpose of the Downtown Zoning By-law is 
to support investment and development in the Downtown, streamline the 

development review process and modernize zoning regulations. 
 
A number of changes have been made to the proposed Downtown Zoning By-law 

since the Statutory Public Meeting held on September 12, 2016 to reflect feedback 



 

received. This report outlines the key issues, changes made to the draft by-law and 
makes a recommendation regarding the approval of the Downtown Zoning By-law. 

As required by the Planning Act, a Zoning By-law must conform to the Official Plan.  
 

75 Dublin Street North has been removed from the recommended Downtown 
Zoning By-law. A Staff recommended zoning amendment was approved by Council 
in November 2016 and is currently under appeal to the Ontario Municipal Board. 

 
Planning staff recommend the Downtown Zoning By-law Amendment be approved 

subject to the zoning regulations set out in Attachment 1. 

Financial Implications 

The Downtown Zoning By-law Amendment is funded through the approved capital 
budget.  

 

 
Background 
 
The Downtown Zoning By-law Update has been initiated in order to implement the 

approved Downtown Secondary Plan (DSP). The Downtown Zoning By-law project is 
part of a larger implementation strategy stemming from the DSP that will support a 

vibrant and investment-ready downtown. 
 
The DSP was adopted in 2012 and is now in full force and effect. The DSP is a 

comprehensive vision and policy framework for revitalizing Downtown Guelph. The 
existing City-wide Zoning By-law (1995)-14864, which is applicable to Downtown, 

came into effect in 1995. Currently the Zoning By-law does not align with or 
implement the new vision, policies or land use designations for Downtown Guelph 

as established through the DSP and therefore is being updated.  
 
The purpose of the Downtown Zoning By-law Update is to: 

 align the Zoning By-law regulations with the DSP;  
 support investment and development in the Downtown;  

 streamline the work of development review staff through updated zoning 
regulations;  

 modernize zoning regulations; and,  

 establish a level playing field for all who want to develop in the Downtown in a 
manner consistent with the DSP.  

 
The draft Downtown Zoning By-law was developed based on the recommendations 
of the Downtown Zoning By-law Update Recommended Discussion Paper (April 

2016) (Attachment 3). Council directed staff to use the Downtown Zoning By-law 
Update: Discussion Paper as the basis to develop the Downtown Zoning By-law. 

 
A public open house was hosted on June 22, 2016 and a statutory public meeting at 
Council was held on September 12, 2016 in accordance with the Planning Act. 

 

http://guelph.ca/wp-content/uploads/Downtown_Zoning_By-law_Update_DiscussionPaper-April-2016.pdf
http://guelph.ca/wp-content/uploads/Downtown_Zoning_By-law_Update_DiscussionPaper.pdf


 

At the Public Meeting Council directed Staff to initiate a zoning amendment for the 
property at 75 Dublin Street North. A Staff recommended zoning amendment was 

approved by Council in November 2016 and is currently under appeal to the Ontario 
Municipal Board. Therefore, the zoning for 75 Dublin Street is not included in the 

staff recommended Zoning By-law in Attachment 1. 

Report 

Purpose of this Report 
The purpose of this report is to present the Staff recommended Downtown Zoning 

By-law (Attachment 1) to Council and address issues and concerns raised at the 
public meeting and through correspondence. The report outlines the issues, 

changes made to the draft by-law and makes a recommendation regarding the 
approval of the Downtown Zoning By-law.    

 

Purpose and Effect of Amendment  
This By-law authorises an amendment to the City of Guelph Comprehensive Zoning 

By-law (1995)-14864, which is intended to introduce modified and new regulations 
to the text and maps related to Downtown zones. 

 
The purpose of the Downtown Zoning By-law amendment is to align Zoning By-law 
regulations with the policies established in the approved DSP as incorporated in the 

Official Plan through Official Plan Amendment 43. As required by the Planning Act, a 
Zoning By-law must conform to the Official Plan.    

  
The effect of the proposed Downtown Zoning By-law amendment is to replace 
Section 6.3, the Central Business District (CBD) Zones with the proposed Downtown 

(D) Zones. This includes the following zone categories: Downtown 1 (D.1); 
Downtown 2 (D.2); Downtown 3 (D.3); and Downtown 3a (D.3a). In addition,  

where applicable and within scope, the existing Office Residential (OR), Commercial 
Residential (CR), and Service Commercial (SC.1) zones within the area will be 

amended to the newly created Downtown zones.  
  
The proposed amendment would modify or introduce new regulations in Downtown 

zones, including: 
 

 Permitted uses; 
 Built form regulations; 
 Building tower separation regulations; 

 Building height regulations; 
 Active frontage regulations; 

 Vehicle and bicycle parking rates and regulations; 
 Regulations for D.1, D.2, D.3 and D.3a zones; 
 New definitions; 

 Holding provision for servicing capacity; and, 
 Specialized Downtown zones. 

 



 

Lands affected by this amendment are located in Downtown Guelph, as shown on 
Figure 1.  

 
Figure 1: Study Area 



 

Overview of Amendment  
A full overview of the proposed Downtown Zoning By-law is contained within the 
Infrastructure, Development and Enterprise Services Report 16-64 “Statutory Public 
Meeting Report, Proposed Downtown Zoning By-law Amendment (ZC16-12).” This 

report is Attachment 4. 

 
Changes have been made to the proposed Downtown Zoning By-law since the 
Statutory Public Meeting held on September 12, 2016 to reflect staff’s response to 
feedback received from the public, landowners, external agencies and internal City 

Departments. Recommended changes to the By-law conform to the policies of the 
DSP. 

 
In addition to minor wording changes to address grammar and administrative 

changes, the following changes have been made to the proposed Downtown Zoning 
By-law: 
 

Definitions: 
 Additional terms defined, e.g. “transparent window,” “automated parking 

system” 
 Minor and technical changes made to the definition of “government office,” 

“public parking facility” and “mixed-use building” 

Regulations deleted:  
 Maximum building length of 60 metres 

 Bicycle parking space dimensions (bicycle parking space requirements 
remain in the By-law) 

 Location of mechanical servicing section (transformer/telecommunication 

vault and air vent location)  
Regulations modified: 

 Buffer strip regulation added to the D.1 zone 
 Minor changes to the D.1-5 specialized zone 
 Technical changes to D.1-21 specialized zone  

 Technical changes to D.1-22 specialized zone  
Zones created: 

 D.1-11 specialized zone added (10 Wilson St.) 
o Recognizes future public parking facility identified as being a priority 

of the DSP (Policy 11.1.4.5.2 and shown on Schedule A). It is also 

one of the first steps to implementing the Parking Master Plan. This 
specialized zone recognizes the unique structural design of a parking 

structure while still conforming to the built form policies of the DSP. 
 Specialized D.1-11 changed to D.2-10 (93 Surrey St. E.) 

o Recognizes a mapping correction 

 D.2-11 specialized zone created (128 Norfolk St.) 
o Recognizes the existing specialized zone 

 D.1-23 specialized zone created (45 Yarmouth St.) 
o Recognizes recent Council decision on a site specific development 

application 
 D.2-12 specialized zone created (40-42 Cardigan St.) 

o Recognizes existing off-street parking permissions 

http://guelph.ca/wp-content/uploads/council_agenda_091216.pdf#page=69
http://guelph.ca/wp-content/uploads/council_agenda_091216.pdf#page=67
http://guelph.ca/plans-and-strategies/parking-master-plan/


 

 D.3-4 specialized zone created (15 Wyndham St. S.) 
o Recognizes the Guelph Police Services Headquarters currently under 

construction and existing minor variance permissions 
Mapping corrections: 

 D.1 zone line adjustments along Douglas St.    
 Minor changes to Defined Area Map 67 to recognize lot lines 
 159-161, 169, 173, 175-183 Woolwich St. changed from D.2 to D.1 zone  

 Block bounded by Carden St. to the south, Wyndham St. N. to the west and 
MacDonell St. to the north (1-9 Wyndham St. N., 65-89 MacDonell St., 82-

100 Carden St.) changed from D.3a to D.1-1 
 Minor mapping changes on the west side of Woolwich St. between Douglas 

St. and MacDonell St.  

 

Overview of Key Issues and Staff Responses 
Since the release of the Downtown Zoning By-law in September 2016, 
approximately 15 stakeholders have provided comments. Clarification and revisions 

have been made where appropriate.  
 
A more detailed summary of comments received from the public and a staff 

response has been included as Attachment 5 of this report. The submitted comment 
letters are included as Attachment 6 of this report.    

 
The following general themes of concerns/issues have been identified from the 
public meeting and comment letters: 

 
1. Establishment of a development ready downtown 

2. Guidelines versus regulations 
3. Transition to surrounding neighbourhoods 
4. Transition to a school  

5. Transition to Catholic Hill 
6. Bicycle parking space requirements   

7. Active Frontage Areas 
8. Institutional or Office land use designation permissions  

 

1. Establishment of a development ready Downtown  
 

Summary of issue: 
A planning consultant has raised concerns that the Downtown Zoning By-law will 

impede development rights in the Downtown instead of facilitating new 
development. Additional built form and other zoning by-law regulations may require 
more site-specific relief from the Zoning By-law. The DSP in some limited cases 

removed land use permissions and reduced building heights which resulted in 
changes to zoning permissions for certain properties.    

 
Staff response: 

 The purpose of the Downtown Zoning By-law amendment is to update the 
Zoning By-law in line with the approved DSP.  



 

 The recommended Downtown Zoning By-law is required by the Planning Act 
to conform to the DSP. In most cases the DSP expanded height and land use 

permissions but in a limited number of situations it has reduced permissions. 
 The Downtown Zoning By-law implements the policies of the DSP. Review or 

revision of DSP policies is not part of the scope of this project.  
 The Downtown Zoning By-law has taken the approach to zone lands to 

implement the built form directions and allow for the maximum height 

contemplated in the DSP. 
 In some cases minor variances may be required to facilitate site specific 

development proposals as it is not possible to zone for each individual 
property characteristic in the Downtown (i.e., application of regulations 
varies based on parcel size, shape, etc.). Overall the proposed zoning 

supports a development ready Downtown, and if required a minor variance 
application is generally a much less onerous process then a rezoning.  

 In order to ensure adequate local servicing infrastructure is available, a 
holding symbol has been placed on those properties that have been zoned for 
additional height than what is currently permitted by the existing Zoning By-

law. Removing a holding symbol is a scoped, less onerous process than a 
rezoning. The City has begun a study to review the adequacy of local 

servicing infrastructure in the Downtown. Upon completion of this study, the 
holding symbol may be removed at the City’s initiative for some or all of the 

properties depending on the adequacy of servicing. In the meantime, 
removal of the holding symbol may be considered on a site specific basis 
based on approved servicing analysis/study.      

 

2. Guidelines versus regulations 
 
Summary of issue: 
Concerns that some proposed regulations (e.g. bicycle parking space requirements, 

location of air vents, transformer pads, etc.) should remain guidelines and be 
implemented through the Site Plan stage instead of regulated through the Zoning 

By-law.  
 

Staff response: 
 Zoning By-law regulations are more clearly enforceable and less flexible than 

the performance standards of the Downtown Built Form Standards and site 

plan guidelines. The Downtown Built Form Standards provide guidance to 
encourage development in line with the vision established through the DSP 

while maintaining a level of flexibility, where appropriate.   
 The DSP provides guidance for the type of regulations that should be included 

in the Downtown Zoning By-law. Specifically, the DSP includes policies that 

direct the Zoning By-law to regulate elements of active frontage areas (policy 
11.1.7.3.4) and bicycle parking requirements (policy 11.1.4.4.4). 

 The proposed Downtown Zoning By-law is based on a built form approach as 
opposed to more conventional zoning that is based on land use. This means 
that Zoning By-law regulations are more focused on shaping buildings and 

adjacent spaces to ensure they appropriately fit within the context and in a 
manner that supports the vision of the DSP.   



 

 In the case of bicycle parking, Staff has removed the bicycle parking space 
dimensions from the Downtown Zoning By-law while keeping the bicycle 

parking space requirements. Staff acknowledge that more flexibility can be 
provided for bicycle parking space dimensions and this can be reviewed 

through the Site Plan process. However, bicycle parking space ratios are 
recommended to be regulated in the Zoning By-law to support forecasted 
modal splits in the Downtown and the recommended vehicle parking ratios.    

 Transformer and telecommunications vault regulations and air vent 
regulations have been deleted from the recommended Zoning By-law. 

Locations for these will be determined through the Site Plan process to allow 
for site-specific flexibility.    

 

3. Transition to surrounding neighbourhoods 
 

Summary of issue: 
Guelph Old City Residents’ Association Inc. (GOCRA) and other residents provided 

comments illustrating concerns related to the transition to low density residential 
areas surrounding the Downtown, specifically concerns with R.1, R.2 and R.3 areas 
west of Norfolk/Woolwich Street.  

 
Staff response: 

 As outlined in the project charter approved on June 2, 2015, generally no 
changes are proposed to the residential areas surrounding the DSP area. 

 The DSP carefully considered  compatible transitions in establishing the 

height, land use and urban design provisions and these are being further 
refined through the recommended zoning regulations, including the 

following:  
o The recommended Downtown Zoning By-law has incorporated 

regulations into the Downtown 1 (D.1) and Downtown 2 (D.2) zones to 

ensure a compatible transition from the high density built form to the 
low density residential neighbourhoods surrounding the Downtown.  

o Specific regulations have been included in the D.1 zone to restrict 
uses, such as a tavern and micro-brewery or brew pub, on a lot that 

abuts a residential R.1, R.2 or R.3 zone. In addition, the size of 
commercial entertainment, restaurant and public hall uses are limited 
to a maximum of 500 square metres of gross floor area when a lot 

abuts a residential R.1, R.2 or R.3 zone. Side and rear yard setbacks, 
as well as a buffer strip, is required where a D.1 lot line abuts a R.1, 

R.2 and R.3 zone. 
o D.2 zones are primarily located on the periphery of the Downtown, 

adjacent to existing low rise residential neighbourhoods. Specific 

transition regulations have been included in the D.2 zone to ensure 
compatibility with the adjacent residential uses. This includes a 

minimum 10 metre rear yard setback, carried forward from the 
existing Office Residential zone. In addition, the D.2 zone requires an 
increased side yard setback and buffer strip where the lot line abuts a 

more sensitive land use, such as a residential R.1, R.2 and R.3 zone, 
institutional, park or wetland zone.  



 

o In addition to the maximum height permitted on a property, a 45 
degree angular plane is required when a lot line of a Downtown zone 

abuts a R.1, R.2 or R.3 zone as measured from 10.5 metres in height 
and a setback of 7.5 metres (see Figure 2). The purpose of the angular 

plane is to ensure buildings are stepped back to achieve an 
appropriate transition from midrise buildings to low rise residential 
development.  

 

 
Figure 2: Angular Plane Requirements 

 Existing outdoor patio and parking regulations are also applicable in the 
Downtown to ensure adequate transitions. Outdoor patio regulations 

contained in Section 4.17 of the existing Zoning By-law (1995)-14864, 
restrict the location of outdoor patios where a lot line adjoins a residential 
zone. Furthermore, parking regulations have been carried over to the 

proposed Downtown Zoning By-law that require an unenclosed parking area 
adjacent to a low rise residential dwelling to be screened along those lot lines 

with a solid fence.  
 

4. Transition to a school 

 
Summary of issue: 

The Upper Grand District School Board has requested a number of specialized 
regulations related to the transition from Downtown zones to school properties, 

including:  
 Specify the average height of a storey to limit overall building height; 
 Modify the definition of a storey to include height in metres; 

 Define the maximum height of mechanical equipment; 
 Require stepbacks when a building faces a school property; 

 Require a 45 degree angular plane when a property abuts a school; 



 

 Require an angular plane to be measured from the property line abutting a 
school property; 

 Transformer and telecommunication vaults and air vents shall not be located 
in the front, exterior side yard or any yard abutting a school; 

 Require a setback for underground parking next to a school property;  
 Require visual screening of an unenclosed parking area when adjacent to a 

school; 

 Require additional side and rear yard setback when a property abuts a 
school;  

 Revise the method to calculate average front and exterior yard setbacks in 
the D.2 zone; and, 

 Require landscape buffer requirements when a D.2 zone abuts a school 

property.     
 

Staff Response: 
 No school properties are within the scope of the Downtown Zoning By-law 

Update. There is one school (Central Public School) abutting the boundary of 

the project. 
 The DSP and Downtown Built Form Standards provide direction for 

establishing built form regulations in the Downtown Zoning By-law. 
 A number of issues raised are regulated on a city-wide basis through the 

comprehensive Zoning By-law. It is Staff’s recommendation that these issues 
be considered city-wide through the Comprehensive Zoning By-law Review. 
Issues to be reviewed comprehensively include: 

o Regulating the height of storeys in metres 
o Definition of a storey to include a maximum height 

o Establishing a maximum height of mechanical equipment 
  

 As requested by the School Board, staff has revised the zoning to require 

side yard setbacks when a D.1 zone abuts an Institutional zone. As per the 
draft By-law, a side yard setback is still required where a D.2 zone abuts an 

Institutional zone.  
 The school board requested that the stepback regulations apply to a property 

when it abuts a school. The recommended by-law requires stepbacks when a 

building is adjacent to a public street or park. The purpose of building 
stepbacks is to respect the historic character of the Downtown, maintain 

suitable building proportions, to mitigate the visual impact of height, and to 
create comfortable pedestrian conditions. Direction to regulate building 
stepbacks is found in the DSP (policy 11.1.7.3.6) and Built Form Standards, 

Performance Standard #14. Therefore this change has not been 
incorporated.        

 The revised angular plane regulations are based on Performance Standard 
#15 in the Built Form Standards which provides direction for rear yard 
angular planes where a transition to adjacent low rise development occurs. 

 Overlook to sensitive land uses such as schools, especially from rooftop, 
balconies and terrace outdoor amenity space can be an issue. Staff are 

concerned that introducing requirements for additional building stepbacks 
and angular planes next to a school property could create additional issues of 



 

overlook from outdoor amenity space. Requiring additional building 
stepbacks and angular planes may lead to additional outdoor amenity space 

such as balconies or rooftop space.     
 Staff recommend deleting regulations related to the location of 

transformer/telecommunication vaults and air vents from the proposed 
Downtown Zoning By-law so that these can be addressed at Site Plan 
approval stage. 

 The location of underground parking regulation is consistent with the current 
Zoning By-law (1995)-14864. Since this regulation is for underground 

parking, the location would not negatively impact adjacent school uses.  
 Visual screening (minimum 1.5 metre high solid fence) of an unenclosed 

parking area within 1 metre of a lot line abutting a school is not consistent 

with the I.1 zone city-wide. Institutional zones for schools permit unscreened 
parking areas adjacent to school playgrounds. This issue is more 

appropriately addressed through the Comprehensive Zoning By-law review.  
 The proposed front and exterior side yard setbacks are consistent with the 

existing Zoning By-law regulation for the older built up area of the City as 

defined by Map 66. No change is recommended. 
 

5. Transition to Catholic Hill 
 

Summary of issue: 
Proposed regulations in the Downtown Zoning By-law do not provide sufficient 
guidance for a transition from new buildings to Catholic Hill.  

 
Staff response: 

 The proposed Downtown Zoning By-law implements the maximum building 
heights determined in the DSP. 

 The DSP contemplated taller buildings in specific locations where they would 

have minimal impacts on existing neighbourhoods and the Downtown historic 
core, as well as being located outside of the protected public view corridors 

to the Basilica of Our Lady. For example, height regulations within the view 
corridors override any other height permission (e.g. some properties along 

Cork Street). 
 The City’s Cultural Heritage Action Plan will review and identify cultural 

heritage resources across the City and may recommend designation of 

individual properties, landscapes or districts in the vicinity which would 
provide additional protection to Catholic Hill. Catholic Hill is an identified 

cultural heritage resource and therefore Heritage Impact Assessments are 
required for adjacent development which ensures that heritage attributes are 
conserved.     

 

6. Bicycle parking space requirements 
 
Summary of issue: 

Bicycle parking space ratios and bicycle parking space dimensions should remain a 
guideline applied at site plan stage and should not be regulated in the Downtown 
Zoning By-law.  



 

Staff response: 
 As mentioned previously, zoning regulations are enforceable and provide a 

legal way of managing land use and future development. In certain instances 
staff recommend zoning to ensure that objectives and policies of the Official 

Plan are implemented.    
 

 The DSP provides direction for the Zoning By-law to establish minimum 

bicycle parking space ratios for office and apartment buildings (Policy 
11.1.4.4.4). The proposed ratios are based on The Downtown Guelph Parking 

Supply Requirements Memorandum that was prepared by BA Group as part 
of the Background Discussion paper. The proposed ratio takes into 
consideration the planned modal split in the Downtown and supports the 

reduced vehicle parking ratios that are recommended.   
 Staff recommend removing bicycle parking space dimensions from the 

recommended Downtown Zoning By-law. Site plan guidelines for bicycle 
parking space dimensions will remain to allow some flexibility related to 
different types of bicycle storage systems.  

 

7. Active Frontage Areas 
 
Summary of issue: 

The Downtown Zoning By-law should require additional active frontage areas within 
the Downtown and ensure that off-street parking does not immediately abut the 
street.  

 
Staff response: 

 The DSP specifically identifies active frontage areas in Schedule C. The 
regulations recommended for active frontage areas in the Downtown Zoning 
By-law align with the DSP.  

 Review of the policies and locations of active frontage areas is not within the 
project scope. 

 Active uses are permitted throughout the Downtown in the Zoning By-law. 
Additional opportunities for active frontage beyond those required by 

Schedule C can be explored through site specific development proposals.    
 The Downtown Zoning By-law includes regulations to ensure that parking in 

the first storey of a building is not located within 4.5 metres of a lot line and 

surface parking areas are not located within 3 metres of a front or exterior 
side lot line in all areas of the Downtown (not just active frontage areas) in 

order to enable active uses and a pedestrian friendly streetscape.  

 
 

8. Institutional or Office land use designation permissions  
 
Summary of issue: 
Existing permissions of the Central Business District should be carried over to new 

Institutional/Office designated properties zoned D.3 in the proposed By-law. Retail 
Establishment and Restaurant uses should not be limited to a maximum of 500 m2 

in the D.3 zone.  

http://guelph.ca/wp-content/uploads/Downtown_Zoning_By-law_Update_DiscussionPaper-April-2016.pdf
http://guelph.ca/wp-content/uploads/Downtown_Zoning_By-law_Update_DiscussionPaper-April-2016.pdf


 

Staff response: 
 The DSP Institutional/Office designation implements the Urban Growth 

Centre requirements of the Provincial Growth Plan by planning Urban Growth 
Centres as high density major employment centres and meeting the target of 

150 residents and jobs per hectare.   
 The D.3 zone implements the Institutional/Office designation of the DSP. The 

land use permissions for this designation include office; entertainment and 

commercial recreation; community services and facilities; cultural, 
educational, civic and institutional uses; parks; hotels and other employment 

uses. Residential uses are not permitted in the Institutional/Office 
designation and therefore, including residential uses in the D.3 Zone would 
not conform to the policies of the Official Plan, as required by the Planning 

Act. 
 The Institutional/Office designation also permits retail and services uses 

provided that they are secondary to the main institutional or office use on the 
site. A regulation for a maximum gross floor area for these secondary uses 
has been incorporated into the D.3 Zone to ensure that the uses are 

secondary and subordinate to the main use. This direction is consistent with 
the DSP which limits Convenience commercial uses to a gross floor area not 

greater than 500 m2 in Residential 2 areas. Based on this policy Staff has 
created a consistent regulation that permits a maximum gross floor area of 

500 m2 to implement the DSP direction for small-scale commercial 
operations and convenience shopping.         

 Reviewing the DSP’s policy approach to Institutional/Office sites is not within 

the project scope. The City is required to review and update its Official Plan 
to bring it into conformity with the new Growth Plan for the Greater Golden 

Horseshoe which was released May 2017. This conformity exercise must be 
completed by 2022 and may include a review of the policies and land use 
designations contained in the DSP.   

Staff Recommendation 

Planning staff are satisfied that the recommended Zoning By-law Amendment is 

consistent with the Provincial Policy Statement and conforms to the Places to Grow 
Plan. In addition, the zoning amendment conforms to the objectives and policies of 

the Official Plan, which incorporate the policies of the DSP (OPA 43). The revisions 
made to the proposed Zoning By-law are considered 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 Zoning By-law Amendment contained in Attachment 1. 

Financial Implications 

The Downtown Zoning By-law update review is funded through the approved capital 

budget. 



 

Consultations 

The Notice of Public Meeting was circulated to local boards and agencies, City 

service areas and individuals that requested to remain informed of the project and 
was advertised in the Guelph Tribune on August 18, 2016. A Notice of Decision was 

mailed to all interested parties and advertised in the Guelph Tribune on June 15, 
2017.  
 

The public agency and comments received from City departments are summarized 
in Attachment 7. The submitted agency comment letters are included as 

Attachment 8 of this report. Key dates for the Downtown Zoning By-law public 
process has been included as Attachment 9. 

 
Departmental Consultation 
Through the preparation of the recommended Downtown Zoning By-law a staff 

technical committee consisting of representatives from a number of departments 
was consulted. The committee has been actively involved in the development and 

review of the recommended Downtown Zoning By-law.  
 
The internal technical committee consists of members from the following 

departments: 
 

• Planning, Urban Design and Building Services (Development Planning, Policy 
 Planning, Urban Design, Zoning); 
• Engineering and Capital Infrastructure Services (Infrastructure, Development 

and Environmental Engineering, Transportation Services & Parking 
Operations); 

• Business Development and Enterprise (Downtown Renewal); and 
• Legal Services. 

Corporate Administrative Plan 

Overarching Goals 
Service Excellence 

 
Service Area Operational Work Plans 
Our Services - Municipal services that make lives better 

Our Resources - A solid foundation for a growing city 

Attachments 

ATT-1 Amending Zoning By-law (2017)-20187 
 

ATT-2  Downtown Zoning By-law Amendment (track changes) 
 
ATT-3 Downtown Zoning By-law Update Recommended Discussion Paper 

(April 2016) 
 

http://guelph.ca/wp-content/uploads/Downtown_Zoning_By-law_Update_DiscussionPaper-April-2016.pdf
http://guelph.ca/wp-content/uploads/Downtown_Zoning_By-law_Update_DiscussionPaper.pdf


 

ATT-4  Statutory Public Meeting Report, Proposed Downtown Zoning By-law 
Amendment (ZC16-12) (September 2016) 

 

ATT-5  Summary and Analysis of Public Input Received  
 

ATT-6  Public Comment Letters 
 

ATT-7  Summary and Analysis of Agency Comments  
 

ATT-8  Agency Comment Letters 
  
ATT-9  Public Notification Summary 
 

Departmental Approval 

Not applicable. 

 
 
Report Authors  

Abby Watts, Policy Planner 
David de Groot, Senior Urban Designer 

Stacey Laughlin, Senior Policy Planner 
 
 

Approved By 
Melissa Aldunate 

Manager of Policy Planning and Urban Design 
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THE CORPORATION OF THE CITY OF GUELPH 
 
 

By-law Number (2017)-20187 
 

A by-law to amend By-law Number (1995)-
14864, as amended, known as the Zoning 
By-law for the City of Guelph as it affects 
Downtown Zones. 

 
WHEREAS Section 34(1) of The Planning Act, R.S.O. 1990, c.P.13 authorizes the 

Council of a Municipality to enact Zoning By-laws;  
 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE CITY 
OF GUELPH ENACTS AS FOLLOWS: 
 

1. The Zoning By-law Table of Contents of By-law (1995)-14864, as amended, is hereby 
further amended by deleting references to “Central Business District (CBD) Zones”, 
“Specialized Central Business District (CBD.1) Zone” and “Specialized Central Business 
District (CBD.2) Zone” and replacing with “Downtown (D) Zones”, “Specialized 
Downtown (D.1) Zone”, “Specialized Downtown (D.2) Zone” and “Specialized 
Downtown (D.3) Zone”. 

  
2. Section 2 of By-law (1995)-14864, as amended, is hereby further amended by adding the 

following: 
   
2.1  Section 2.3 (Class: Commercial) is amended by replacing “CBD.1 Central 

Business District 1 (CBD.1) Zone” and “CBD.2 Central Business District 2 
(CBD.2) Zone” with “D.1 Downtown 1 (D.1) Zone”, “D.2 Downtown 2 (D.2) 
Zone”, “D.3 Downtown 3 (D.3) Zone” and “D.3a Downtown 3a (D.3a) Zone”.  

   
2.2  Section 2.9.1 is amended by adding a new subsection 2.9.1 (xxix):  
   
2.3  “2.9.1 (xxix) (H30) Downtown Zones Holding Provision 
   As shown on Defined Area Map Numbers 36, 37, 38 of 

Schedule “A” of this By-law.  
   
   Purpose 
   To ensure that municipal services are adequate and available, to 

the satisfaction of the City, prior to intensification of the lands.   
    
   Interim Uses Prior to Removal of the “H” 
   For such time as the “H” symbol is in place, these lands may be 

Attachment 1 
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Used for all Uses permitted in the applicable Zone, subject to 
the following interim Regulations: 

    
   Interim Regulations Prior to Removal of the “H” 
   For such time as the “H” symbol is in place, only the following 

replacements, additions or expansions of Buildings or 
Structures legally existing on the effective date of this By-law 
shall be permitted: 

    
   a) Modifications to existing Building façade(s). 
    
   b) Minor additions to existing Buildings, to a maximum of 10 

square metres. 
    
   Conditions 
   Prior to the removal of the Holding symbol “H” a municipal 

services review shall be completed to the satisfaction of the 
City. The scope and boundary of the municipal services review 
will be determined by the City and may include but is not 
limited to: watermain condition and water supply; sanitary 
sewer condition and sanitary capacity; storm sewer condition 
and capacity; stormwater management facility condition and 
capacity; road and intersection condition and capacity; 
transportation facilities; and hydro services. 

    
   a) Should the municipal services review demonstrate that all 

necessary municipal services are adequate and available to 
the satisfaction of the City, the “H” may be lifted; or, 

    
   b) Should the municipal services review determine that all 

necessary municipal services are not adequate and available, 
then prior to the “H” being lifted: 

• The actual design and construction costs of any 
required municipal services shall be secured where 
appropriate and in a manner satisfactory to the City; 
and, 

• Any required municipal services shall be designed to 
the satisfaction of the City; and, 

• Any required municipal services shall be constructed 
to the satisfaction of the City prior to any 
intensification of the lands. 

    
2.4  Section 2.9.1 is amended by adding a new subsection 2.9.1 (xxx): 
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  “2.9.1(xxx) (H32) Baker Street Holding Provision 
   As shown on Defined Area Map Numbers 36 of Schedule “A” 

of this By-law. 
    
   Purpose 

To ensure a comprehensive master plan is prepared for the site 
prior to redevelopment and that municipal services are adequate 
and available, to the satisfaction of the City, prior to 
intensification of the lands.   

    
   Interim Uses Prior to Removal of the “H” 

For such time as the “H” symbol is in place, these lands may be 
Used for all Uses permitted in the applicable Zone, subject to 
the following interim Regulations: 
 
Interim Regulations Prior to Removal of the “H” 
For such time as the “H” symbol is in place, only the following 
replacements, additions or expansions of Buildings or 
Structures legally existing on the effective date of this By-law 
shall be permitted: 
 
a) Modifications to existing Building façade(s). 
b) Minor additions to existing Buildings, to a maximum of 10 

square metres. 
    
   Conditions 

Prior to the removal of the Holding symbol “H”, the following 
conditions shall be completed to the satisfaction of the City: 

    
   1. That an Urban Design Master Plan be developed to the 

satisfaction of the City that includes the following items: 
 

a. location of public and/or private Streets and laneways; 
b. location, size and configuration of parkland/open 

space on the site; 
c. location, uses and massing of Buildings and their 

relationship to adjacent Streets and open spaces; 
d. built form transitions to the surrounding community; 
e. shadow impacts; 
f. physical and visual connections to the immediate 

surroundings and broader downtown area; 
g. conceptual streetscape designs for internal Streets and 
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adjacent public Streets to be improved; 
h. heritage attributes to be rehabilitated, conserved and 

retained in the proposed development; 
i. locations for heritage interpretation and/or public art; 
j. general location and lay-out of parking; 
k. provision of affordable housing; and,  
l. environmental features and elements that support the 

Community Energy Plan and the sustainability 
policies of the Official Plan; and,    

    
   2. Prior to the removal of the Holding symbol “H” a 

municipal services review shall be completed to the 
satisfaction of the City. The scope and boundary of the 
municipal services review will be determined by the City 
and may include but is not limited to: watermain condition 
and water supply; sanitary sewer condition and sanitary 
capacity; storm sewer condition and capacity; stormwater 
management facility condition and capacity; road and 
intersection condition and capacity; transportation 
facilities; and hydro services. 

    
   a) Should the municipal services review demonstrate that 

all necessary municipal services are adequate and 
available to the satisfaction of the City, the “H” may 
be lifted; or, 

b) Should the municipal services review determine that 
all necessary municipal services are not adequate and 
available, then prior to the “H” being lifted: 

• The actual design and construction costs of 
any required municipal services shall be 
secured where appropriate and in a manner 
satisfactory to the City; and, 

• Any required municipal services shall be 
designed to the satisfaction of the City; and, 

• Any required municipal services shall be 
constructed to the satisfaction of the City prior 
to any intensification of the lands. 

    
    
3. Section 3.1 of By-law (1995)-14864, as amended, is hereby further amended by adding the 

following: 
   
3.2  A new definition is added as follows: 
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  “Active Entrance” means a door that is clearly intended and designed to be the 
principal entrance or one of the principal entrances for use on a permanent 
basis, facing a public Street or public square and excludes emergency egress 
doors, garage doors, service doors, loading doors and doors giving access to 
storage areas. 

   
3.3  A new definition is added as follows: 
  “Active Frontage Area” means a Lot or portion thereof that is subject to the 

Active Frontage Area, as shown on Defined Area Map 65. 
   
3.4  A new definition is added as follows: 
  “Angular Plane” means an imaginary inclined plane, rising over a Lot, drawn 

at a specified angle from the horizontal, which together with other Building 
regulations and Lot size requirements, delineates the maximum bulk and 
Building Height. 

   
3.5  A new definition is added as follows 
  “Automated Parking System” means a mechanical system, wholly contained 

within an enclosed Building or Structure, which moves motor Vehicles to a 
Parking Space without the Vehicles being occupied or operated by a human 
being. 

   
3.6  A new definition is added as follows: 
  “Bicycle Parking Space” means a Bicycle Parking Space, Long Term and/or a 

Bicycle Parking Space, Short Term. 
   
3.7  A new definition is added as follows: 
  “Bicycle Parking Space, Long Term” means an area that is equipped with a 

bicycle rack or locker that is accessible, secure, weather-protected and for use 
by occupants or tenants of a Building and is not provided within a Dwelling 
Unit, suite, or on a Balcony. 

   
3.8  A new definition is added as follows: 
  “Bicycle Parking Space, Short Term” means an area for the purpose of parking 

and securing bicycles with a bicycle rack that is accessible for visitors to a 
Building and is located outdoors or indoors but not within a commercial suite, 
Dwelling Unit, secured room, enclosure or bicycle locker. 

   
3.9  A new definition is added as follows: 
  “Drive-Through Facility” means a Place Used to provide or dispense products 

or services through an attendant, a window, or an automated machine to persons 
remaining in Vehicles in a designated stacking lane(s), which may or may not 
include an order box and menu boards, but does not include a Public Parking 
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Facility. 
   
3.10  A new definition is added as follows: 
  “Floorplate” means the gross horizontal floor area of a single floor measured 

from the exterior walls of a Building or Structure and shall not include 
Balconies. 

   
3.11  A new definition is added as follows: 
  “Government Office” means a Building or portion thereof Used by the public 

(Federal, Provincial, County or Municipal) sector Government(s) to conduct 
public administration or provide a public service. 

   
3.12  A new definition is added as follows: 
  “Live-Work Unit” shall mean a unit within a Building, in which a portion of 

the unit at grade level may be Used as a business establishment and the 
remainder of the unit shall be a Dwelling Unit and whereby each “live” and 
“work” component within a portion of the unit has an independent entrance 
from the outside and an interior access between the “live” and “work” 
components.  

   
3.13  A new definition is added as follows: 
  “Mixed-Use Building” means a Building in a Downtown Zone containing 

Dwelling Units and at least one other non-residential Use permitted by this By-
law, where the residential portion of the Building has an independent entrance 
from the outside.   

   
3.14  A new definition is added as follows: 
  “Public Parking Facility” means a Place other than a Street, Used for the 

parking of Vehicles that is owned by or operated on behalf of public (Federal, 
Provincial, County, or Municipal) sector Government(s).  

   
3.15  A new definition is added as follows: 
  “Service Establishment” means a Place providing services related to the 

grooming of persons (such as a barber or salon), a Place providing the cleaning, 
maintenance or repair of personal articles and accessories (such as dry cleaning 
and laundering), small appliances or electronics, or a Place providing services 
related to the maintenance of a residence or business (such as private mail box, 
photocopying, courier or custodial services), but does not include a: Parlour, 
Adult Entertainment; Small Motor Equipment Sales; Storage Facility; 
Tradesperson’s Shop; Warehouse; and Wholesale.  

   
3.16  A new definition is added as follows: 
  “Stepback” means a portion of a Building that is horizontally recessed from the 
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Building face in accordance with the requirements of this By-law. 
   
3.17  A new definition is added as follows: 
  “Transparent Window” means any window that is not tinted and which 

provides clear visibility from the outside to the interior of the Building. 
   
3.18  A new definition is added as follows: 
  “Vehicle Rental Establishment” means a place where Vehicles are stored and 

rented to the public, but shall not include Commercial Vehicles, farm 
equipment, Recreational Vehicle, trailer, snowmobile, motorized boat or a 
Vehicle Sales Establishment.  

   
   
4. Section 4 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
   
4.1  Section 4.13.2.3 is amended by deleting “CBD”.  
   
4.2  Section 4.13.3.4.3 is deleted.  
   
4.3  Section 4.13.7.3 is amended by adding “and Downtown Zones” to the end of 

the existing sentence. 
   
4.4  Section 4.17.2.2 is amended by replacing “CBD.1” with “D.1”.  
   
4.5  Section 4.17.2.3 is amended by replacing “CBD.1” with “D.1”. 
   
4.6  Section 4.19.3(i) is amended by adding “and except in D Zones the parking Use 

ratio shall be in accordance with Table 6.3.2.5.1” to the existing regulation. 
   
4.7  Section 4.21.1 is amended by replacing “CBD” with “D”. 
   
4.8  Section 4.25.1 is amended by replacing “CBD Zone” with “D Zones”. 
   
4.9  Section 4.25.2.4.3 is amended by replacing “CBD.1” with “D.1”. 
   
4.10  Section 4.25.3 is amended by replacing “CBD” with “D.1, D.2,”. 
   
4.11  Sections 4.25.4, 4.25.4.1 and 4.25.4.2 are deleted. 
   
4.12  Section 4.25.4.3 is renumbered to 4.25.4. 
   
4.13  Section 4.29.2 is amended by replacing “CBD.1” with “D.1”. 
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5. Section 6.3 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
   
5.1  The title of section 6.3 and section 6.3.1 are amended by replacing the existing 

wording with the following: 
   
 6.3 “DOWNTOWN (D) ZONES 
   
 6.3.1 List of Applicable Zones 

The Downtown Zones include: 
 
Downtown 1   (D.1) 
Downtown 2   (D.2) 
Downtown 3   (D.3) 
Downtown 3a (D.3a)” 

   
5.2  Section 6.3.1.1 and section 6.3.1.2 are amended by deleting the existing 

regulations and replacing it with the following: 
   
 “6.3.1.1 Permitted Uses 

Uses permitted in the Downtown Zones are denoted by the symbol “√” in the 
column applicable to that Zone and corresponding with the Row for a specific 
permitted Use in Table 6.3.1.1, below. 
 
Active Uses refers to Uses permitted in Active Frontage Areas (6.3.2.4). 

 
 Table 6.3.1.1 D.1 D.2 D.3 D.3a Active Uses 
 Residential Uses 
 Accessory Apartment   √(1)    
 Apartment Building √(2) √    
 Duplex Dwelling  √    
 Group Home √(3) √(3)    
 Home for the Aged √(2) √    
 Nursing Home √(2) √    
 Home Occupation √(4) √(4)    
 Live-Work Units  √ (5) √    
 Lodging House Type 1 √ (3) √ (3)    
 Mixed-Use Building √ (5)(6) √    
 Multiple Attached Dwelling √ (2) √    
 Semi-Detached Dwelling  √    
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 Single Detached Dwelling  √    
 Townhouse √ (2) √    
 Retail Uses 
 Agricultural Produce 

Market 
√ √ √ √ √ 

 Retail Establishment √ √ (7) √ (7) √ (7) √ 
 Service Uses 
 Artisan Studio √ √ √   
 Auction Centre √    √ 
 Catering Service √  √   
 Commercial Entertainment √ (8)  √  √ 
 Commercial School √ √ √   
 Day Care Centre √ √ √   
 Financial Establishment √ √ (7) √  √ 
 Micro-Brewery or Brew 

Pub 
√ (9)    √ 

 Restaurant √ (8) √ (7) √ (7) √ (7) √ 
 Service Establishment √ √ (7) √ (7) √ (7) √ 
 Tavern √ (9)    √ 
 Taxi Establishment √  √   
 Tradesperson`s Shop √  √   
 Office Uses 
 Laboratory √  √   
 Medical Clinic √ √ √   
 Medical Office √ √ √   
 Office √ √ √   
 Research Establishment √  √   
 Community Uses 
 Arena √     
 Art Gallery √ √ √  √ 
 Club √  √   
 Emergency Shelter √ (10)     
 Government Office √ √ √ √ √ 
 Library √ √ √  √ 
 Museum √ √ √  √ 
 Public Hall √ (8)  √   
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 Recreation Centre √  √  √ 
 Religious Establishment √ √ √   
 School √ √ √   
 School, Post Secondary √ √ √   
 Transit Terminal √  √ √  
 Hospitality Uses 
 Bed and Breakfast √ (11) √ (11)    
 Hotel √  √  √ 
 Tourist Home √ √    
 Other 
 Accessory Uses √ √ √ √  
 Occasional Uses √ (12) √ (12) √ (12) √ (12)  
 Public Parking Facility √ √ √ √  
 
  Additional Regulations for Table 6.3.1.1 

 
  1. In accordance with Section 4.15.1. 

2. Not permitted in Active Frontage Area. 
3. In accordance with Section 4.25. 
4. In accordance with Section 4.19. 
5. In accordance with Section 6.3.2.4. 
6. In Active Frontage Areas, Dwelling Units are not permitted in the Cellar, 

Basement, or on the main floor level (i.e. in the first Storey). 
7. Maximum G.F.A. 500 m2 
8. Where a Lot Line abuts a R.1, R.2 or R.3 Zones, a Commercial 

Entertainment, Restaurant and Public Hall shall not exceed a maximum 
of 500 m2 G.F.A. 

9. Where a Lot Line abuts a R.1, R.2 or R.3 Zone, a Tavern and Micro-
Brewery or Brew Pub shall not be permitted. 

10. In accordance with Section 4.29. 
11. In accordance with Section 4.27 except 4.27.3. 
12. In accordance with Section 4.21.” 

   
5.3  Section 6.3.2 is amended to replace “Central Business District” with 

“Downtown” and reference to “Table 6.3.2” is replaced with “Tables 6.3.2.7, 
6.3.2.8 and 6.3.2.9”. 

   
5.4  Section 6.3.2.1, 6.3.2.1.1, 6.3.2.1.2 and 6.3.2.1.3, is amended by deleting the 

existing regulations and replacing it with the following: 
  
 “6.3.2.1 Built Form Regulations 
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  The following Built Form Regulations apply to new Buildings and/or 

additions constructed after the effective date of By-law (2017)-20187 in the 
Downtown Zones.   

  
 6.3.2.1.1 The maximum Floorplate of the 7th and 8th Storeys of the Building shall 

not exceed 1,200 square metres. 
  
 6.3.2.1.2 The maximum Floorplate of each Storey of the Building above the 8th 

Storey shall not exceed 1,000 square metres and shall not exceed a length 
to width ratio of 1.5:1. 

  
 6.3.2.1.3 The minimum Stepback shall be 3 metres and shall be required for all 

portions of the Building above the 4th Storey. Stepbacks shall be 
measured from the Building face of the 3rd Storey facing a Street. 

  

 
  
 6.3.2.1.4 Notwithstanding Section 6.3.2.1.3, where a Lot abuts Gordon Street or 

Wellington Street the minimum Stepback shall be 3 metres and shall be 
required for all portions of the Building above the 6th Storey. Stepbacks 
shall be measured from the Building face of the 3rd Storey facing a Street. 
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 6.3.2.2 Building Tower Separation Regulations 
  
 6.3.2.2.1 The tower of a Building refers to the Storeys located above the Stepback. 
  
 6.3.2.2.2 A minimum 25 metre tower separation is required for any tower portion 

of a Building greater than 12 Storeys as measured perpendicularly to the 
exterior wall of the tower portion of the Building.    

  
 6.3.2.2.3 For any tower portion of a Building 12 Storeys or less: 
  
 6.3.2.2.3.1 A minimum tower Setback of 6 metres is required from the Side Yard 

and/or Rear Yard Lot Line; 
  
 6.3.2.2.3.2 A minimum 12 metre tower separation is required. 
  
 6.3.2.2.3.3 Notwithstanding Section 6.3.2.2.3.1 and 6.3.2.2.3.2, the tower 

Setback may be reduced to a minimum of 3 metres from the Side 
Yard and/or Rear Yard Lot Line if there are no windows to a 
Habitable Room on the facing wall of an existing abutting Building.” 

  
5.5  Section 6.3 is amended by deleting subsection 6.3.2.2 in its entirety. 
  
5.6  Section 6.3 is amended by deleting subsection 6.3.2.3 and replacing it with the 

following: 
  
 “6.3.2.3 Building Height Regulations 
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 6.3.2.3.1 In addition to the provisions of Section 4.18, the following shall also 

apply: 
  
 6.3.2.3.1.1 Defined Area Map 67 establishes the minimum and maximum 

Building Heights in Downtown Zones. 
  
 6.3.2.3.1.2 Minimum Building Height is not applicable to Accessory Buildings 

or Structures. 
  
 6.3.2.3.1.3 Section 4.16 is not applicable. 
  
 6.3.2.3.1.4 In addition to Defined Area Map 67, an Angular Plane establishes the 

maximum Building Height as follows:  
 
Where a Lot Line of a Downtown Zone abuts a R.1, R.2 or R.3 Zone, 
Building Heights shall not exceed an Angular Plane of 45 degrees in 
accordance with the following: 

  
  

” 
  
5.7  Section 6.3 is amended by adding new subsections 6.3.2.4 and 6.3.2.5: 
  
 “6.3.2.4 Active Frontage Regulations 
  
 6.3.2.4.1 Notwithstanding Table 6.3.2.7 and Table 6.3.2.9, the following 

provisions apply to the Street Line or portion thereof, identified as Active 
Frontage Area in accordance with Defined Area Map 65. If the Active 
Frontage Area only applies to a portion of the Street Line, the 
regulations of Section 6.3.2.4 shall only apply to that portion identified. 
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 6.3.2.4.1.1 Where a Street Line, or portion thereof, identified as Active Frontage 

Area exceeds 35 metres, the maximum Front Yard and/or Exterior 
Side Yard Setback shall be 0 metres for a minimum of 75% of the 
Street Line. The remaining 25% of the Street Line shall have a 
maximum Front Yard and/or Exterior Side Yard Setback of 2 metres. 

  
 6.3.2.4.1.2 Where a Street Line, or portion thereof, identified as Active Frontage 

Area is less than or equal to 35 metres, the maximum Front Yard 
and/or Exterior Side Yard Setback shall be 0 metres. 

  
 6.3.2.4.1.3 Notwithstanding Section 6.3.2.4.1.1 and 6.3.2.4.1.2, where a Lot abuts 

Wellington Street East between Gordon Street and Wyndham Street 
South the Building Setback shall be a minimum of 10.0 m from the 
Wellington Street East Street Line. 

  
 6.3.2.4.1.4 The height of the first Storey shall be a minimum of 4.5 metres. 
  
 6.3.2.4.1.5 The minimum number of Active Entrances to the first Storey on the 

Front Yard and/or Exterior Side Yard Building façade shall be 1 for 
every 15 metres of Street Line or portion thereof identified as Active 
Frontage Area, but shall not be less than 1. For the purposes of 
calculating the minimum number of Building entrances required, any 
fraction of a Building entrance shall be rounded to the next highest 
whole number. 

  
 6.3.2.4.1.5.1 Active Entrances shall be at or within 0.2 metres above or below 

Finished Grade. 
  
 6.3.2.4.1.6 A minimum of 60% of the surface area of the first Storey façade, 

measured from the Finished Grade up to a height of 4.5 metres, 
facing a public Street or public square must be comprised of a 
Transparent Window and/or Active Entrances. 

  
 6.3.2.4.1.7 Notwithstanding Table 6.3.1.1, the Uses identified in the Active Uses 

column in Table 6.3.1.1 with a “√” shall occupy a minimum of 60% 
of the Street Line. Where an existing Building occupies less than 60% 
of the Street Line, the Uses identified in the Active Uses column in 
Table 6.3.1.1 with a “√” shall occupy all portions of a Building of the 
first Storey immediately abutting a Street Line.  

  
 6.3.2.4.1.8 A Driveway (Non-Residential) is prohibited at grade or in the first 

Storey of a Lot or Building for the first 6.0 metres of the depth 
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measured in from the Street Line. 
 
Notwithstanding this provision, where the entirety of a Lot’s Street 
frontage is included in the Active Frontage Area, a maximum of one 
(1) Driveway shall be permitted perpendicular to the Street Line 
within the Active Frontage Area in accordance with all other 
requirements of this By-law. 

  
 6.3.2.5 Required Parking in Downtown Zones 
  
 6.3.2.5.1 Required Parking Spaces 

Notwithstanding Section 4.13.4, off-street Parking Spaces for D.1, D.2, 
D.3 and D.3a Zones shall be provided in accordance with the following: 

  
  Table 6.3.2.5.1 
  Row Use Minimum Number of Parking 

Spaces 
  1 Apartment Building, 

Duplex, Multiple Attached, 
Single Detached, Semi-
Detached, Townhouse 

1 per residential Dwelling Unit 
(1) 

  2 Live-Work Unit, Mixed-Use 
Building  

In addition to the non-residential 
parking requirement, 1 Parking 
Space per residential Dwelling 
Unit is required (1).  

  3 Home Occupation, Lodging 
House Type 1, Accessory 
Apartment, Group Home, 
Nursing Home 

In accordance with Section 
4.13.4 

  4 Retail Uses 1 per 100 m2 G.F.A. 
  5 Service Uses 1 per 100 m2 G.F.A. 
  6 Office Uses 1 per 67 m2 G.F.A. 
  7 Community Uses 1 per 67 m2 G.F.A. 
  8 Hospitality Uses 0.75 per guest room (2) 
  
  Additional Regulations for Table 6.3.2.5.1 
  
  1. Apartment Buildings, Cluster Townhouses or Mixed-Use Buildings 

in a D.1 or D.2 Zone, with more than 10 Dwelling Units, require a 
minimum of 0.05 Parking Spaces per Dwelling Unit in addition to 
the requirements of Table 6.3.2.5.1, Rows 1 and 2, for the Use of 
visitors to the Building and such Parking Spaces shall be clearly 
identified as being reserved for the exclusive Use of residential 
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visitors.      
  
  2. a) For a Hotel, an additional 1 Parking Space is required per 10 m2 

 G.F.A. that is open to the public, excluding corridors, lobbies or 
 foyers. 

 
b) For a Tourist Home or Bed and Breakfast establishment in a D.1 
or  D.2 Zone, 1 additional Parking Space shall be provided. 
Required  Parking Spaces may be in a stacked arrangement.    

  
 6.3.2.5.1.1 Notwithstanding Table 6.3.2.5.1, a Designated Structure, shall not 

require Parking Spaces. Any addition to the Designated Structure 
erected after the effective date of By-law (2017)-20187 shall require 
Parking Spaces in accordance with Table 6.3.2.5.1 for the G.F.A. of 
the addition.  

  
 6.3.2.5.1.2 If the calculation of the required Parking Spaces in accordance with 

Table 6.3.2.5.1 results in a fraction, the required Parking Spaces shall 
be the next higher whole number. 

  
 6.3.2.5.2 Parking in Downtown Zones 
  
 6.3.2.5.2.1 In addition to the parking provisions in Table 6.3.2.5.1 and section 

4.13.1, 4.13.3 and 4.13.5 the following parking regulations shall apply. 
  
 6.3.2.5.2.1.1 Parking Areas shall not be permitted in the Front Yard or Exterior 

Side Yard. Notwithstanding any Yard regulations, Parking Areas 
shall be permitted in the Rear Yard and Side Yard. No part of a 
Parking Space shall be located closer than 3 metres to a Street Line. 

  
 6.3.2.5.2.1.2 An underground Parking Area shall be permitted in any Yard and 

may be located within 3 metres of a Lot Line. 
  
 6.3.2.5.2.1.3 Where an unenclosed Parking Area is located within 1 metre of any 

Lot Line adjacent to a Single Detached Dwelling, Semi-Detached 
Dwelling, Duplex Dwelling or On-Street Townhouse it is to be 
screened along those Lot Lines with a minimum 1.5 metre high solid 
Fence. 

  
 6.3.2.5.2.1.4 A Parking Area is prohibited from locating within 4.5 metres of the 

Street Line within the first Storey of a Building. 
  
 6.3.2.5.2.1.5 Section 4.13.3.2 is not applicable to Parking Spaces provided within 
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an Automated Parking System. 
  
 6.3.2.5.2.1.6 Notwithstanding Sections 6.3.2.5.2.1.1 and 6.3.2.5.2.1.3, the 

following provisions shall apply to a Single Detached Dwelling, 
Semi-Detached Dwelling, Duplex Dwelling and On-Street 
Townhouses: 

  
 6.3.2.5.2.1.6.1 1 Driveway access only shall be permitted per Lot. 
  
 6.3.2.5.2.1.6.2 All off-street parking in the Front Yard and Exterior Side Yard 

shall be confined to the Driveway (Residential) area and any legal 
off-street Parking Area. The Front Yard of any Lot except the 
Driveway (Residential) shall be landscaped. 

  
 6.3.2.5.2.1.6.3 A Driveway (Residential) shall have a minimum driveway width of 

3.0 metres and a maximum width of 3.5 metres. The minimum 
driveway width may be reduced to 2.5 metres at the point of entry 
of a Garage entrance or a Fence opening. 

  
 6.3.2.5.2.1.6.4 Notwithstanding Section 6.3.2.5.2.1.6.3 a surfaced walk within 1.5 

metres of the nearest foundation wall is permitted provided that it is 
not Used for Vehicle parking. 

  
 6.3.2.5.2.1.6.5 Every required Parking Space shall be located a minimum distance 

of 6 metres from the Street Line and to the rear of the front wall of 
the main Building. 

  
 6.3.2.5.2.1.6.6 Attached Garages shall not project beyond the main front wall of 

the Building. 
  
 6.3.2.5.2.1.6.7 For Single Detached Dwellings section 4.13.7.4 shall be 

applicable. 
  
 6.3.2.5.3 Bicycle Parking Spaces 
  
  The minimum number of off-street Bicycle Parking Spaces required for 

Uses permitted by this By-law in any Downtown Zone are established and 
calculated in accordance with the ratios set out in Table 6.3.2.5.3, below: 

  
 Table 6.3.2.5.3 
 Row Use Minimum Number 

of Bicycle 
Parking Spaces, 

Minimum Number 
of Bicycle Parking 
Spaces, Short Term 
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Long Term 
 1 Apartment Building, Multiple 

Attached, Stacked Townhouse 
0.68 per Dwelling 
Unit (1) 

0.07 per Dwelling 
Unit (1) 

 2 Live-Work, Mixed-Use Building In addition to the 
non-residential 
parking 
requirement, 0.68 
per Dwelling Unit 
is required (1) 

In addition to the 
non-residential 
parking 
requirement, 0.07 
per Dwelling Unit is 
required (1) 

 3 Retail Uses 0.085 per 100 m2 
G.F.A. 

0.25 per 100 m2 
G.F.A. 

 4 Office Uses 0.17 per 100 m2 
G.F.A. 

0.03 per 100 m2 
G.F.A. 

 5 All other non-residential Uses 4% of the required 
parking under 
Table 6.3.2.5.1 

4% of the required 
parking under Table 
6.3.2.5.1 

  
  Additional Regulations for Table 6.3.2.5.3 
   
  1. In Buildings having less than 10 Dwelling Units, the minimum number 

of Bicycle Parking Spaces required for the residential component shall 
be zero.   

  
 6.3.2.5.3.1 If the calculation of the required Bicycle Parking Spaces in accordance 

with Table 6.3.2.5.3 results in a fraction, the required Bicycle Parking 
Spaces shall be the next higher whole number. 

  
 6.3.2.5.3.2 The required Bicycle Parking Space, Short Term for any Use may be 

located on the Lot on which the Use is located, and/or on the Street 
abutting the Lot.” 

  
5.8  Section 6.3.2.4 is renumbered to 6.3.2.7.1 and “CBD.1 Zone” is deleted from 

the title. 
  
5.9  Section 6.3.2.4.1 is renumbered to 6.3.2.7.1.1 and reference to section 

“6.3.2.4.1.1” replaced with “6.3.2.7.1.1.1”. 
  
5.10  Section 6.3.2.4.1.1 is renumbered this section to 6.3.2.7.1.1.1 and reference to 

section “6.3.2.4.1” replaced with “6.3.2.7.1.1”. 
  
5.11  Section 6.3.2.4.2 is renumbered to 6.3.2.7.1.2 and reference to “CBD.1” 

replaced with “D.1-1”. 
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5.12  Section 6.3.2.4.3 is renumbered to 6.3.2.7.1.3 and reference to “CBD.1” 
replaced with “D.1-1”. 

  
5.13  Section 6.3.2.4.4 is renumbered to 6.3.2.7.1.4 and reference to “CBD.1” 

replaced with “D.1-1”. 
  
5.14  Table 6.3.2 is deleted and replaced with the following Tables 6.3.2.7, 6.3.2.8, 

and 6.3.2.9: 
  
 “Table 6.3.2.7     Regulations Governing D.1 Zones 
  
 Row  
 1 Minimum Front Yard or 

Exterior Side Yard 
0 m 
 
In accordance with Section 4.24.  
 
Section 4.6 is not applicable. 
 
The following exceptions apply:  
a) Where a Lot Line abuts a public lane, the 

minimum Setback shall be 1 metre from 
the Lot Line. 

b) Where a Dwelling Unit occupies the first 
Storey of a Building, that portion of the 
Building shall have a minimum Setback of 
3.0 m from the Street Line.  

 2 Maximum Front Yard or 
Exterior Side Yard 

4 m  
 
The following exception applies: 
 
a) Within Active Frontage Areas, the 

maximum Front Yard and the maximum 
Exterior Side Yard shall be in accordance 
with Section 6.3.2.4. 

 3 Minimum Side Yard 0 m 
 
The following exceptions apply:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback shall be 1 metre 
from the Lot Line. 

b) Where a Lot Line abuts a R.1, R.2 or 
R.3 Zone, the minimum Setback shall 
be 3 metres on the abutting side. 
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c) Where a Buffer Strip is required, the 
Setback shall not be less than the 
minimum Buffer Strip width. 

 
 4 Minimum Rear Yard 0 m 

 
The following exceptions apply:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback shall be 1 metre 
from the Lot Line. 

b) Where a Lot Line abuts a R.1, R.2 or 
R.3 Zone, the minimum Setback shall 
be 7.5 metres on the abutting side. 

c) Where a Buffer Strip is required, the 
Setback shall not be less than the 
minimum Buffer Strip width. 

 
 5 

 
Minimum and Maximum 
Building Height 
 

In accordance with Section 6.3.2.3. 
 

 6 Access to Parking Area Vehicle access to a Parking Area is by 1 
Driveway (non-residential) only, which shall 
have a minimum width of 6 metres throughout 
its length. 
 

 7 Buffer Strips 3 m required where the D.1 Zone abuts a R.1, 
R.2, R.3, Institutional, Park or Wetland Zone.  
 

 8 Garbage, Refuse and 
Storage 

In accordance with Section 4.9. 

 9 Enclosed Operations In accordance with Section 4.22. 
 

 10 Fences In accordance with Section 4.20. 
 

 11 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

 12 Off-street Parking In accordance with Section 6.3.2.5. 
 

 13 Exterior Finishes 
Regulations 

In accordance with Section 6.3.2.7.1 and 
Defined Area Map 64. 
 

 14 Minimum Floor Space 
Index (F.S.I.) 

1.5, except on properties fronting onto 
Elizabeth Street where the minimum F.S.I. is 
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1.0. 
 

 15 Building Stepbacks In accordance with Section 6.3.2.1.3 and 
6.3.2.1.4. 
 

 16 Active Frontage Area 
Regulations 

In accordance with Section 6.3.2.4 and Defined 
Area Map 65. 
 

 17 Outdoor Storage In accordance with Section 4.12. 
  
 Table 6.3.2.8     Regulations Governing D.2 Zones 
  
 Row  
 1 Minimum Front Yard or 

Exterior Side Yard 
The minimum Front Yard or Exterior Side 
Yard shall be the average of the Setbacks of 
the adjacent properties but in no case shall be 
less than 3 metres. Where there is only one 
adjacent property or where the average of the 
Setbacks of the adjacent properties cannot be 
determined, the minimum Setback shall be 3 
metres.  
 
In accordance with Section 4.6  
 
In accordance with Section 4.24. 
 
The following exception applies:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback may be reduced 
to 1 metre from the Lot Line. 

 
 2 Minimum Side Yard 1.5 m  

 
The following exceptions apply:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback may be reduced 
to 1 metre from the Lot Line. 

b) Where the D.2 Zone abuts an R.1, R.2, 
R.3, Institutional, Park or Wetland 
Zone the minimum Side Yard shall be 3 
metres on the abutting side.  

 
 3 Minimum Rear Yard 10 m 



Page   
 of By-law Number (2017)-20187 
 

22 

 
The following exception applies:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback may be reduced 
to 1 metre from the Lot Line. 

 
 4 

 
Minimum and Maximum 
Building Height 
 

In accordance with Section 6.3.2.3. 
 

 5 Minimum Lot Area 370 m2 

 
 6 Minimum Lot Frontage 12 m 

 
 7 Access to Parking Area Vehicle access to a Parking Area in a Rear 

Yard is by 1 Driveway (non-residential) only, 
which shall have a minimum width of 3 metres 
and a minimum overhead clearance of 4.5 
metres throughout its length. 
 

 8 Buffer Strips 3 m required where the D.2 Zone abuts a R.1, 
R.2, R.3, Institutional, Park or Wetland Zone. 
 

 9 Garbage, Refuse and 
Storage 

In accordance with Section 4.9. 

 10 Outdoor Storage In accordance with Section 4.12. 
 

 11 Enclosed Operations In accordance with Section 4.22. 
 

 12 Fences In accordance with Section 4.20. 
 

 13 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

 14 Off-street Parking In accordance with Section 6.3.2.5. 
 

 15 Minimum Floor Space 
Index (F.S.I.) 

0.6 

  
 Table 6.3.2.9     Regulations Governing D.3/D.3a Zones 
  
 Row  D.3 D.3a 
 1 Minimum Front Yard or 

Exterior Side Yard 
0 m 
 
In accordance with Section 4.24.  
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Section 4.6 is not applicable. 
 

 2 Minimum Side Yard 0 m 
 

 3 Minimum Rear Yard 0 m 
 

 4 Minimum and Maximum 
Building Height 

In accordance with Section 6.3.2.3. 
 
 5 Garbage, Refuse and 

Storage 
In accordance with Section 4.9. 

 6 Outdoor Storage In accordance with Section 4.12. 
 

 7 Enclosed Operations In accordance with Section 4.22. 
 

 8 Fences In accordance with Section 4.20. 
 

 9 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

 10 Off-street Parking In accordance with Section 6.3.2.5. 
 

 11 Access to Parking Area Vehicle access to a Parking Area is by 1 
Driveway (non-residential) only, which shall 
have a minimum width of 6 metres.” 

 
5.15  Section 6.3.2.5 is renumbered to 6.3.2.6 and the existing text replaced with 

“The following regulations shall apply within the area outlined on Defined Area 
Map 79.” 

  
5.16  Section 6.3.2.5.1 is renumbered to 6.3.2.6.1 and reference to “6.3.2.5” replaced 

with “6.3.2.6.” 
 
5.17  Section 6.3.2.5.2 is renumbered to 6.3.2.6.2. 
   
5.18  Section 6.3.2.5.3 is renumbered to 6.3.2.6.3. 
   
5.19  Section 6.3.2.5.4 is renumbered to 6.3.2.6.4. 
   
5.20  Section 6.3.2.5.5 is renumbered to 6.3.2.6.5. 
 
 
6. Part 1 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
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6.1  Section 5.1.3.2.11 is amended by deleting the specialized R.1B-11 zone in its 
entirety. 

 
 
7. Part 4 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
 
7.1  Section 5.4.3.1.14 is amended by deleting the specialized R.4A-14 zone in its 

entirety. 
 
7.2  Section 5.4.3.2.7 is amended by deleting the specialized R.4B-7 zone in its 

entirety. 
 
 
8. Part 6 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
  
8.1  Section 6.2.3.2.3 is amended by deleting the specialized CC-3 zone in its entirety. 
  
  
9. Part 7 of By-law (1995)-14864, as amended, is hereby further amended as follows: 
  
9.1  The title and introduction of Part 7 is amended by replacing the existing 

wording with the following:  
  
 “Specialized Downtown (D) Zones 
  
 In certain instances, special circumstances dictate that variances be allowed to the 

permitted Uses or regulations of the D Zones. In these cases, specific D Restricted 
Defined Areas (Specialized D Zones) have been established and these are indicated by 
hyphenated Zone designations (e.g. D.1-1, D.2-2, D.2-3, etc.) 
 
The D Zone provisions shall apply except when precluded by the specific Uses and 
regulations for any D Restricted Defined Area. 
 
The following D Restricted Defined Areas (Specialized D Zones) are herein set out: 

  
 6.3.3.1 Special Downtown 1 (D.1) Zones” 
  
9.2  Section 6.3.3.1.1 to Section 6.3.3.1.6 are amended by deleting the existing 

regulations and replacing it with the following: 
  
 6.3.3.1.1 D.1-1 

As shown on Defined Area Map 24, 34 and 36 of Schedule “A” of this By-
law. 
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 6.3.3.1.1.1 Regulations 
  
 6.3.3.1.1.1.1 Built Form Regulations 

Notwithstanding Section 6.3.2.1.3, the minimum Stepback shall be 6 
metres and shall be required for all portions of the Building above the 4th 
Storey. Stepbacks shall be measured from the Building face of the 3rd 
Storey facing a Street.   

  
 6.3.3.1.1.1.2 Off-Street Parking  

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 
Uses in Row 2, no off-street parking shall be required in the D.1-1 Zone. 
 
Notwithstanding Table 6.3.2.5.1, Rows 1, 2 and 3, no off-street parking 
shall be required for Dwelling Units constructed within Buildings which 
existed prior to June 7, 1971. Any addition to the existing Building 
erected after the effective date of By-law (2017)-20187 shall require 
Parking Spaces in accordance with Table 6.3.2.5.1. 

  
 6.3.3.1.2 D.1-1 (H30) 

As shown on Defined Area Map 36 of Schedule “A” of this By-law. 
  
 6.3.3.1.2.1 Regulations 
  
 6.3.3.1.2.1.1 In accordance with Section 6.3.3.1.1.1. 
  
 6.3.3.1.2.1.2 See Section 2.9 for Holding Zone provisions. 
  
 6.3.3.1.3 D.1-2 (H30) 

65 Gordon St., 20, 28, 36, 50 Wellington St. E. 
  
As shown on Defined Map Number 25 and 37 of Schedule “A” of this By-law. 

  
 6.3.3.1.3.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 

 
• Drive-through Facility 

  
 6.3.3.1.3.2 See Section 2.9 for Holding Zone provisions. 
  
 6.3.3.1.4 D.1-3 

Elizabeth St. between Arthur St. and Huron St. 
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As shown on Defined Map Number 38 of Schedule “A” of this By-law. 

  
 6.3.3.1.4.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 
 

• Single Detached Dwellings and Semi-Detached Dwellings legally 
existing on the date of the passing of By-law (2017)-20187. 

• Accessory Apartment in accordance with Section 4.15.1 
  
 6.3.3.1.4.2 Regulations 

Vehicle access to a Parking Area in a Rear Yard is by 1 Driveway (non-
residential) only, such Driveway (non-residential) shall have a width of 
not less than 3 metres and an overhead clearance of not less than 4.5 
metres. 

  
 6.3.3.1.5 D.1-4 

2 Quebec St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.1.5.1 Regulations 
  
 6.3.3.1.5.1.1 Off-Street Parking for Residential Units 

Notwithstanding Table 6.3.2.5.1, Row 2, the minimum number of off-
street Parking Spaces required for the residential units existing as of 
January 1, 1974 shall be 88. Any additional Dwelling Units created 
after January 1, 1974 shall require Parking Spaces at the rate of 1 space 
per Dwelling Unit. 

  
 6.3.3.1.5.1.2 Off-Street Parking for Non-residential Uses 

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 
Uses in Row 2, no off-street parking shall be required. 

  
 6.3.3.1.5.1.3 Maximum Building Height 

Notwithstanding Section 4.18, no part of any Building or Structure 
shall exceed the total height of the Building existing as of January 1, 
1974, which reaches a height of 369.7 metres above sea level. 

  
 6.3.3.1.6 D.1-5 

51-59 Yarmouth St., 58-64 Baker St.  
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As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 
  
 6.3.3.1.6.1 Permitted Uses 

• Mixed-Use Building containing a maximum of 72  Dwelling Units 
  
 6.3.3.1.6.2 Off-Street Parking  

Notwithstanding Table 6.3.2.5.1, the minimum number of Parking Spaces 
to be provided is 54 Parking Spaces. 

  
 6.3.3.1.6.3 Location of Parking Spaces 

All Parking Spaces required by Section 6.3.3.1.6.2 shall be located within 
the existing Building or within 23 metres of the Building on private 
property which permits a Parking Area. 

  
 6.3.3.1.7 D.1-6 

43-45 Macdonell St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.1.7.1 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, Row 2, Parking Spaces shall not be 
required for a maximum of 4 Dwelling Units. Any additional Dwelling 
Units shall provide Parking Spaces in accordance with Table 6.3.2.5.1. 

  
9.3  Section 6.3.3.1.7 is renumbered to 6.3.3.1.8 and renamed from “CBD.1-7” to 

“D.1-7”. 
  
9.4  Section 6.3.3.1.7.1 is renumbered to 6.3.3.1.8.1. 
  
9.5  Section 6.3.3.1.7.1.1 is renumbered to 6.3.3.1.8.1.1 and reference to section 

“6.3.2.5” replaced with “6.3.2.6”. 
  
9.6  Section 6.3.3.1.7.1.2 is renumbered to 6.3.3.1.8.1.2. 
  
9.7  Section 6.3.3.1.7 is amended by adding the following: 
  
 6.3.3.1.8.2 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 
Uses in Row 2, no off-street parking shall be required.  

  
9.8  Section 6.3.3.1.8 and Section 6.3.3.1.9 are amended by deleting the existing 

regulations and replacing it with the following: 
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 6.3.3.1.9 D.1-8 
27-33 Cardigan St. 

 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.1.9.1 Permitted Uses 

 
• Apartment Buildings 
• Art Gallery 
• Artisan Studio 
• Commercial School  to a maximum G.F.A. of 500 m2 
• Day Care Centre 
• Home Occupation in accordance with Section 4.19 
• Live-Work Units 
• Medical Clinic to a maximum G.F.A. of 500 m2 
• Medical Office to a maximum G.F.A. of 500 m2 
• Mixed-Use Building 
• Multiple Attached Dwelling 
• Municipal Parkland 
• Office to a maximum G.F.A. of 500 m2 
• Personal Service Establishment to a maximum G.F.A. of 500 m2 
• Restaurant to a maximum G.F.A. of 500 m2 
• Retail Establishment to a maximum G.F.A. of 500 m2 
• Townhouse 

  
 6.3.3.1.9.2 Regulations 
  
 6.3.3.1.9.2.1 Notwithstanding Table 6.3.2.7, Row 14, the minimum F.S.I. is 1.0. 
  
 6.3.3.1.9.2.2 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, Row 1, a minimum of 0.95 of a 
Parking Space is required for each Dwelling Unit. 

  
 6.3.3.1.9.2.3 Size of Off-Street Parking Spaces 

Notwithstanding Section 4.13.3.2, as amended, 10 percent of the 
required Parking Spaces may have a minimum size of 2.6 metres by 4.1 
metres. 

  
 6.3.3.1.9.2.4 Minimum Landscaped Open Space 

10 m2 per Dwelling Unit. 
  
 6.3.3.1.10 D.1-9 
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35, 87 Gordon St., 33 Elizabeth St. 
 
As shown on Defined Area Map Number 25, 37 and 38 of Schedule “A” of 
this By-law. 

  
 6.3.3.1.10.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 
 

• Vehicle Service Station 
• Vehicle Specialty Repair Shop 

  
 6.3.3.1.11 D.1-9 (H30) 

73 Gordon St., 67 Surrey St. E., 46, 48 Wyndham St. S. 
 
As shown on Defined Area Map Number 25 and 37 of Schedule “A” of this 
By-law. 

  
 6.3.3.1.11.1 Regulations 
  
 6.3.3.1.11.1.1 In accordance with Section 6.3.3.1.10.1. 
  
 6.3.3.1.11.1.2 See Section 2.9 for Holding Zone provisions. 
  
 6.3.3.1.12 D.1-10 (H30) 

58 Wellington St. E. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of this By-law. 

  
 6.3.3.1.12.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 
 

• Vehicle Gas Bar 
  
 6.3.3.1.12.2 See Section 2.9 for Holding Zone provisions. 
  
 6.3.3.1.13 D.1-11 

10 Wilson St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law.  

  
 6.3.3.1.13.1 For the purposes of the D.1-11 Zone, the first Storey shall be measured 
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from the intersection of Wilson Street and Northumberland Street. 
 
The geodetic elevation of the floor of the first Storey shall be located at 
or within 0.75 metres of the geodetic elevation of the intersection of 
Wilson Street and Northumberland Street. 

  
 6.3.3.1.13.2 Built Form Regulations 
  
 6.3.3.1.13.2.1 Notwithstanding Section 6.3.2.1.3, the minimum Stepback from 

Wilson Street and Northumberland Street Street Line shall be 3 metres 
and shall be required for all portions of the Building above 14.1 metres 
in height as measured from the geodetic elevation of the intersection of 
Wilson Street and Northumberland Street. 
 
A Stepback is not required for 30% of the Building length along 
Wilson Street and Northumberland Street. 

  
 6.3.3.1.13.3 Building Height Regulations 
  
 6.3.3.1.13.3.1 Notwithstanding Section 6.3.2.3, the maximum Building Height shall 

be 20.5 metres as measured from the geodetic elevation of the 
intersection of Wilson Street and Northumberland Street. 

  
 6.3.3.1.13.4 Active Frontage Regulations 

Notwithstanding Section 6.3.2.4, the following active frontage regulations 
apply to the portion of the property identified as Active Frontage Area on 
Defined Area Map 65: 

  
 6.3.3.1.13.4.1 The minimum Front Yard Setback shall be 0 metres. 
  
 6.3.3.1.13.4.2 The height of the first Storey shall be a minimum of 4.5 metres. 
  
 6.3.3.1.13.4.3 A minimum of one Active Entrance to the first Storey shall be required 

along the Wilson Street façade. 
  
 6.3.3.1.13.4.4 A minimum of 60% of the surface area of the Wilson Street first Storey 

façade, measured from the Finished Grade up to a height of 4.5 
metres, must be comprised of a Transparent Window and/or Active 
Entrances. 

  
 6.3.3.1.13.4.5 Notwithstanding Table 6.3.1.1, the Uses identified in the Active Uses 

column in Table 6.3.1.1 with a “√” shall occupy a minimum of 60% of 
the Street Line. 
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 6.3.3.1.13.5 Maximum Front Yard Setback  

Notwithstanding Table 6.3.2.7, Row 2, a maximum Front Yard Setback 
is not required for a Public Parking Facility Building. 

  
 6.3.3.1.13.6 Minimum F.S.I. 

Notwithstanding Table 6.3.2.7, Row 14, a minimum F.S.I. shall not be 
required for a Public Parking Facility Building. 

  
 6.3.3.1.14 D.1-12 

16-22 Essex St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of this By-law. 

  
 6.3.3.1.14.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 
 

• Car wash, Manual 
  
 6.3.3.1.15 D.1-13 (H30) 

75 Wyndham St. S. 
 
As shown on Defined Area Map Number 38 of Schedule “A” of this By-law. 

  
 6.3.3.1.15.1 Notwithstanding Section 6.3.2.5.2.1.1 of this By-law, a maximum of 2 

Parking Spaces shall be permitted within the Front Yard. 
  
 6.3.3.1.15.2 Buffer Strips 

None required. 
  
 6.3.3.1.15.3 See Section 2.9 for Holding Zone provisions. 
  
 6.3.3.1.16 D.1-14 

5 Gordon St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of this By-law. 

  
 6.3.3.1.16.1 Permitted Uses 

• Mixed-Use Building containing a maximum of 55 Dwelling Units. 
  
 6.3.3.1.16.2 Regulations for a Mixed-Use Building 
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 6.3.3.1.16.2.1 Off-street Parking 
Notwithstanding Table 6.3.2.5.1, minimum off-street parking shall be: 

  
 6.3.3.1.16.2.2 Apartments – 1 Parking Space per Dwelling Unit. 
  
 6.3.3.1.16.2.3 Retail, Service, Office, Community Uses – 0 Parking Spaces. 
  
 6.3.3.1.17 D.1-15 

8-10, 18 Paisley St. 
 
As shown on Defined Area Map Number 24 of Schedule “A” of this By-law. 

  
 6.3.3.1.17.1 Building Height 

Notwithstanding Section 4.18.1, no Building or Structure, or part thereof, 
shall exceed an elevation of 356.6 metres above sea level. 

  
 6.3.3.1.17.2 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 
Uses in Row 2, no off-street parking shall be required in the D.1-15 Zone.  

  
 6.3.3.1.18 D.1-16 

21 Surrey St. W. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of this By-law. 

  
 6.3.3.1.18.1 Buffer Strips 

No Buffer Strip is required along the Lot Line abutting any Residential 
Zone. 
 
Notwithstanding the above, a boundary fence of solid construction shall be 
provided along the Lot Line abutting any Residential Zone. 

  
 6.3.3.1.19 D.1-17 

22 Surrey St. W. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of this By-law. 

  
 6.3.3.1.19.1 Permitted Uses 

In addition to the Uses listed in Table 6.3.1.1 D.1 Zone, the following 
additional Use shall be permitted: 
 

• A parking Lot providing Parking Spaces for 21 Surrey St. W. 
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 6.3.3.1.19.2 Off-Street Parking Location 
Notwithstanding Section 6.3.2.5.2.1.1 of this By-law, off-street parking 
may be permitted ahead of the required Setback line. 

  
 6.3.3.1.20 D.1-18 

42 and 56 Gordon St.  
 
As shown on Defined Area Map Number 37 of Schedule “A” of this By-law. 

  
 6.3.3.1.20.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 
 

• Vehicle Rental Establishment 
  
 6.3.3.1.20.2 Off-street Parking  

In accordance with Table 6.3.2.5.1 and the following: 
 
Vehicle Rental Establishment- 1 per 25m2 G.F.A. or a minimum of 2, 
whichever is greater (parking is exclusive of display and storage areas). 

  
 6.3.3.1.21 D.1-19 

49 Gordon St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of this By-law. 

  
 6.3.3.1.21.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.1 Zone are permitted and the 
following: 
 

• Drive-through Facility as existing on the date of the passing of By-
law (2017)-20187. 

• Veterinary Service 
  
 6.3.3.1.22 D.1-20 

23-25, 31 Gordon St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of this By-law. 

  
 6.3.3.1.22.1 Off-Street Parking 

An off-site parking agreement is required which shall be entered into by the 
owner with the City of Guelph and shall be registered against title of the 
property known as 25 Gordon Street. 
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 6.3.3.1.22.2 Off-Site Parking 

The maximum parking distance from the subject property for off-site 
parking shall be permitted to be 152 metres. 

  
 6.3.3.1.23 D.1-21 

160 Macdonell St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.1.23.1 Built Form Regulations 
  
 6.3.3.1.23.1.1 Notwithstanding Section 6.3.2.1.1 and 6.3.2.1.2, the maximum 

Floorplate shall be 1,276 square metres from the 3rd Storey to the 16th 
Storey of the Building. 

  
 6.3.3.1.23.1.2 The 17th Storey shall have a maximum Floorplate of 1,045 square 

metres. 
  
 6.3.3.1.23.1.3 Notwithstanding Section 6.3.2.1.3, the minimum Stepback shall be 2 

metres and shall be required for all portions of a Building above the 
2nd Storey. Stepbacks shall be measured from the Building face of the 
2nd Storey facing a Street.   

  
 6.3.3.1.23.1.4 A Stepback of 0 metres shall be permitted for a maximum of 3 metres 

of the length of the Building. 
  
 6.3.3.1.23.2 Off-Street Parking  
  
 6.3.3.1.23.2.1 Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 

Uses in Row 2, no off-street parking shall be required in the D.1-21 
Zone. 

  
 6.3.3.1.23.2.2 Notwithstanding Table 6.3.2.5.3, Rows 1 and 2, the minimum number 

of Bicycle Parking Spaces shall be 18. 
  
 6.3.3.1.24 D.1-22 

150 Wellington St. E. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of this By-law. 

  
 6.3.3.1.24.1 Built Form Regulations 
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 6.3.3.1.24.1.1 Notwithstanding Section 6.3.2.1.1 and 6.3.2.1.2, the maximum 
Floorplate shall be 1,089 square metres from the 7th Storey to the 15th 
Storey of the Building. 

  
 6.3.3.1.24.2 Off-Street Parking 
  
 6.3.3.1.24.2.1 Notwithstanding Table 6.3.2.5.1, Row 6, the minimum number of 

Parking Spaces for Office Uses shall be 1 per 100 m2 G.F.A. 
  
 6.3.3.1.24.2.2 Notwithstanding Table 6.3.2.5.3, Rows 1 and 2, the minimum number 

of Bicycle Parking Spaces shall be 30. 
  
 6.3.3.1.25 D.1-23 

45 Yarmouth St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.1.25.1 Built Form Regulations 
  
 6.3.3.1.25.1.1 Notwithstanding Section 6.3.2.1.3, the minimum Stepback shall be 2 

metres along Yarmouth Street and 1 metres along Baker Street and 
shall be required above the 3rd Storey. Stepbacks shall be measured 
from the Building face of the 3rd Storey facing a Street.   

  
 6.3.3.1.25.1.2 Section 6.3.2.2.3.1 is not applicable. 
  
 6.3.3.1.25.2 Off-Street Parking 
  
 6.3.3.1.25.2.1 Notwithstanding Section 6.3.2.5.2.1.4, a Parking Area is permitted 

within the first 4.5 metres of the depth measured from the Street Line 
of Yarmouth Street. 

  
 6.3.3.1.25.2.2 Notwithstanding Table 6.3.2.5.1, Rows 1 and 2, the minimum number 

of Parking Spaces per residential Dwelling Unit shall be 0.80. 
  
 6.3.3.1.25.2.3 Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 

Uses in Row 2, no off-street parking shall be required. 
  
9.9  Section 6.3.3.2 is amended by deleting the existing regulations in its entirety 

and replacing it with the following: 
  
 6.3.3.2 Special Downtown (D.2) Zones 
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 6.3.3.2.1 D.2-1 
7-27 Suffolk St. E., 82-88 Yarmouth St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.2.1.1 Regulations 

Notwithstanding Table 6.3.2.5.1, Row 1, any new construction carried out 
after the passing of By-law (2017)-20187 shall be in accordance with the 
following regulations: 

  
 6.3.3.2.1.1.1 Off-Street Parking 

One Parking Space per Dwelling Unit. 
  
 6.3.3.2.1.1.2 Notwithstanding Table 6.3.2.5.1, Use of the Buildings and Structures 

located in the D.2-1 Zone on the date of the passing of By-law (2017)-
20187 must be in conformity with the following regulation: 

  
 6.3.3.2.1.1.2.1 Minimum Off-Street Parking 

A minimum of 11 Parking Spaces. 
  
 6.3.3.2.2 D.2-2  

206-212 Norfolk St. 
 
As shown on Defined Area Map Number 24 of Schedule “A” of this By-law. 

  
 6.3.3.2.2.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.2 Zone and the following: 
 

• Funeral Home 
  
 6.3.3.2.3 D.2-3 

228 Woolwich St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.2.3.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.2 Zone and the following:  
 

• Vehicle Specialty Repair Shop 
  
 6.3.3.2.4 D.2-4 

239 Woolwich St. 
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As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 
  
 6.3.3.2.4.1 Minimum Rear Yard 

5.3 metres. 
  
 6.3.3.2.5 D.2-5 

200 Woolwich St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.2.5.1 Minimum Yards 

The minimum Front, Side and Rear Yards shall be identical to those 
existing on the date of the passing of By-law (2017)-20187. 

  
 6.3.3.2.5.2 Off-Street Parking 

Notwithstanding Section 4.13.3.2.3 and Section 6.3.2.5.2.1.1, off-street 
parking shall be in accordance with the following regulations: 
 

• Parking Spaces shall be permitted within the required Front Yard. 
 

• The minimum exterior Parking Space dimensions shall be 2.74 
metres by 5.5 metres for a right angle Parking Space and 2.59 
metres by 5.49 metres for a parallel Parking Space. 

  
 6.3.3.2.6 D.2-6 

9 Paisley St. 
 
As shown on Defined Area Map Number 24 of Schedule “A” of this By-law. 

  
 6.3.3.2.6.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.2 Zone and the following: 
 

• Retail and wholesale fur sales 
  
 6.3.3.2.7 D.2-7 (H) 

290 Woolwich Street  
 
As shown on Defined Area Map Number 24 of Schedule “A” of this By-law. 

  
 6.3.3.2.7.1 Permitted Uses 

Only the following Uses shall be permitted: 
 
A maximum of 10 Townhouse Dwellings, specifically excluding a Home 
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Occupation or Accessory Use, and allowing a stand-alone residential Use 
without a commercial component. 

  
 6.3.3.2.7.2 Regulations 

In accordance with Section 6.3.2 of Zoning By-law (1995)-14864, as 
amended, with the following exceptions: 

  
 6.3.3.2.7.2.1 Minimum Front and Exterior Side Yard  

Notwithstanding Table 6.3.2.8, Row 1, minimum Front Yard on Edwin 
Street shall be 1.15 metres and the minimum Exterior Side Yard on 
Woolwich Street shall be 1.5 metres. 

  
 6.3.3.2.7.2.2 Minimum Rear Yard 

Notwithstanding Table 6.3.2.8, Row 3, the minimum Rear Yard on 
London Road shall be 1.15 metres. 

  
 6.3.3.2.7.2.3 Location of Parking Spaces 

Notwithstanding Section 6.3.2.5.2.1.1, a maximum of 2 Parking Spaces 
shall be allowed to locate a minimum of 0.3 metres from the Street Line. 

  
 6.3.3.2.7.3 Holding (H) Provision 

Purpose: 
To ensure that development of the lands at 290 Woolwich Street does not 
proceed until the owner has completed certain conditions and paid 
associated costs to the satisfaction of the City of Guelph. 

  
  Conditions: 

a. Prior to the removal of the holding symbol “H”, the owner shall 
demonstrate to the City that the subject lands known municipally as 290 
Woolwich Street have been decommissioned for residential Use, in 
accordance with the current edition of the Ministry of the Environment 
document entitled “Guideline For Use At Contaminated Sites In 
Ontario” and that the owner has filed a Record of Site Conditions (RSC). 
 

b. Prior to the removal of the holding symbol “H”, the owner and any 
mortgagees shall enter into a site plan control agreement with the City, 
registered on the title of the subject lands known municipally as 290 
Woolwich Street, and satisfactory to the City Solicitor, including all 
conditions of approval endorsed by Guelph City Council. 

  
 6.3.3.2.8 D.2-8 

18 Norwich Street East 
 
As shown on Defined Map Number 36 of Schedule “A” of this By-law. 
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 6.3.3.2.8.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.2 Zone and the following: 
 

• Emergency Shelter, in accordance with Section 4.29.1 and 4.29.3. 
  
 6.3.3.2.8.2 Regulations 

In accordance with the provisions of Section 6.3.2 of Zoning By-law (1995)-
14864, as amended, with the following exceptions and additions: 

  
 6.3.3.2.8.2.1 Off-Street Parking 

Notwithstanding the provisions of Table 6.3.2.5.1, no off-street parking 
shall be required for an Emergency Shelter. 

  
 6.3.3.2.9 D.2-10 

18 Norwich Street East 
 
As shown on Defined Map Number 37 of Schedule “A” of this By-law. 

  
 6.3.3.2.9.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.2 Zone and the following: 
 

• Vehicle Body Shop 
  
 6.3.3.2.10 D.2-11 

128 Norfolk St. 
 
As shown on Defined Map Number 24 of Schedule “A” of this By-law. 

  
 6.3.3.2.10.1 Regulations 
  
 6.3.3.2.10.1.1 Minimum Front Yard 

0.9 metres 
  
 6.3.3.2.10.1.2 Minimum Exterior Side Yard 

2.74 metres 
  
 6.3.3.2.10.1.3 Off-Street Parking  

Notwithstanding Table 6.3.2.5.1, a minimum of 12 Parking Spaces shall 
be provided for a 90 resident Nursing Home or Home for the Aged. 

  
 6.3.3.2.11 D.2-12 

40-42 Cardigan St. 
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As shown on Defined Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.2.11.1 Regulations 
  
 6.3.3.2.11.1.1 Off-Street Parking  

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and non-residential 
Uses in Row 2, no off-street parking shall be required in the D.2-12 Zone. 
 

Notwithstanding Table 6.3.2.5.1, Rows 1, 2 and 3, no off-street parking 
shall be required for Dwelling Units constructed within Buildings which 
existed prior to June 7, 1971. Any addition to the existing Building 
erected after the effective date of this By-law shall require Parking 
Spaces in accordance with Table 6.3.2.5.1. 

  
9.10  Part 7 is amended by adding the following: 
  
 6.3.3.3 Special Downtown (D.3) Zones 
  
 6.3.3.3.1 D.3-1 

70 Fountain St. E., 75, 111 Farquhar St. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of this By-law. 

  
 6.3.3.3.1.1 Built Form Regulations 
  Any new Building or addition to an existing Building erected after the 

effective date of By-law (2017)-20187 shall be in accordance with built form 
regulations in Section 6.3.2.1. 

  
 6.3.3.3.2 D.3-2 

35, 60, 74 Woolwich St., 128, 130, 140, 146 MacDonell St., 1, 59 Carden St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of this By-law. 

  
 6.3.3.3.2.1 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8, properties within the 
D.3-2 Zone shall not require Parking Spaces. 

  
 6.3.3.3.2.2 Section 6.3.2.1 Built Form Regulations does not apply. 
  
 6.3.3.3.3 D.3-3 

81, 91, 95, 97 Farquhar St., 90, 94 Fountain St. E. 
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As shown on Defined Area Map Number 37 of Schedule “A” of this By-law. 
  
 6.3.3.3.3.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.3 Zone and the following: 
 

• Dwelling Units legally existing on the date of the passing of By-law 
(2017)-20187. 

  
 6.3.3.3.3.2 Built Form Regulations 
  Any new Buildings or addition to an existing Building erected after the 

effective date of By-law (2017)-20187 shall be in accordance with built form 
regulations in Section 6.3.2.1. 

  
 6.3.3.3.4 D.3-4 

15 Wyndham St. S. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of this By-law. 

  
 6.3.3.3.4.1 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, the Guelph Police Services Headquarters 
requires a minimum of 60 parking spaces for a Building with a maximum 
G.F.A. of 12,000 m2 

  
 6.3.3.3.4.2 Built Form Regulations 
  Any new Building or addition to an existing Building erected after the 

effective date of By-law (2017)-20187 shall be in accordance with built form 
regulations in Section 6.3.2.1. 

  
  
10. Part 8 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
  
10.1  Section 6.4.3.1.2 is amended by deleting 20-50 Wellington St. E. and 72-80 

Gordon St. 
  
10.2  Section 6.4.3.1.31 is amended by deleting 73, 87 Gordon St., 58 Wellington St. 

E 
  
10.3  Section 6.4.3.1.34 is amended by deleting the SC.1-34 zone in its entirety. 
  
   
11. Part 9 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
  
11.1  Section 6.5.3.1 is amended by deleting the specialized OR-1 zone in its entirety. 
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11.2  Section 6.5.3.2 is amended by deleting the specialized OR-2 zone in its entirety. 
  
11.3  Section 6.5.3.3 is amended by deleting the specialized OR-3 zone in its entirety. 
  
11.4  Section 6.5.3.4 is amended by deleting the specialized OR-4 zone in its entirety.  
  
11.5  Section 6.5.3.5 is amended by deleting the specialized OR-5 zone in its entirety.  
  
11.6  Section 6.5.3.6 is amended by deleting the specialized OR-6 zone in its entirety.  
  
11.7  Section 6.5.3.14 is amended by deleting the specialized OR-14 zone in its 

entirety. 
  
11.8  Section 6.5.3.15 is amended by deleting the specialized OR-15 zone in its 

entirety. 
  
11.9  Section 6.5.3.16 is amended by deleting the specialized OR-16 zone in its 

entirety. 
  
11.10  Section 6.5.3.35 is amended by deleting the specialized OR-35 zone in its 

entirety. 
  
11.11  Section 6.5.3.42 is amended by deleting the specialized OR-42 zone in its 

entirety. 
  
11.12  Section 6.5.3.43 is amended by deleting the specialized OR-43 zone in its 

entirety. 
  
11.13  Section 6.5.3.46 is amended by deleting the specialized OR-46 zone in its 

entirety. 
  
11.14  Section 6.5.3.52 is amended by deleting the specialized OR-52(H) zone in its 

entirety. 
  
11.15  Section 6.5.4.56 is amended by deleting the specialized OR-56 zone in its 

entirety. 
  
  
12. Part 10 of By-law (1995) – 14864, as amended, is hereby further amended as follows: 
  
12.1  Section 6.6.3.1 is amended by deleting the specialized CR-1 zone in its entirety.  
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12.2  Section 6.6.3.2 is amended by deleting the specialized CR-2 zone in its entirety. 
  
12.3  Section 6.6.3.4 is amended by deleting the specialized CR-4 zone in its entirety.  
   
12.4  Section 6.6.3.5 is amended by deleting the specialized CR-5 zone in its entirety. 
   
12.5  Section 6.6.3.7 is amended by deleting the specialized CR-7 zone in its entirety. 
   
12.6  Section 6.6.3.8 is amended by deleting the specialized CR-8 zone in its entirety. 
   
13.  Schedule “A” of By-law (1995)-14864, as amended, is hereby further 

amended by deleting Defined Area Map Numbers 24, 25, 34, 36, 37, 38, 65, 
67 and 68 and replacing them with  new Defined Area Map Numbers 24, 25, 
34, 36, 37, 38, 65, 67 and 68 attached hereto as Schedule “A”. 

    
    
    
  

 
 
 
PASSED this TENTH day of JULY, 2017. 

 
 
  

__________________________________ 
 

CAM GUTHRIE- MAYOR 
 
 
 

__________________________________________ 
 

TINA AGNELLO- DEPUTY CLERK 
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Schedule “A”
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EXPLANATION OF PURPOSE AND EFFECT FOR BY-LAW NUMBER (2017)-20187  
 
1. By-law Number (2017)-20187 has the following purpose and effect: 
 
 This By-law authorises an amendment to the City of Guelph Comprehensive Zoning By-

law (1995)-14864, which is intended to introduce modified and new regulations to the 
text and maps related to Downtown zones. 

 
 The purpose of the Downtown Zoning By-law amendment is to align Zoning By-law 

regulations with the policies established in the approved Downtown Secondary Plan 
(DSP) as incorporated in the Official Plan through Official Plan Amendment 43.  

  
 The effect of the proposed Downtown Zoning By-law amendment is to replace Section 

6.3, the Central Business District (CBD) Zones with the proposed Downtown (D) Zones. 
This includes the following zone categories: Downtown 1 (D.1); Downtown 2 (D.2); 
Downtown 3 (D.3); and Downtown 3a (D.3a). In addition, the existing Office Residential 
(OR), Commercial Residential (CR), and Service Commercial (SC.1) zones within the 
project scope area will be amended to the newly created Downtown zones.  

  
 The proposed amendment would modify or introduce new regulations in Downtown 

zones, including: 
 

• Permitted uses; 
• Built form regulations; 
• Building tower separation regulations; 
• Building height regulations; 
• Active frontage regulations; 
• Updated vehicle and bicycle parking rates and regulations; 
• Regulations for D.1, D.2, D.3 and D.3a zones; 
• New definitions; 
• Holding provision for servicing capacity; and, 
• Specialized Downtown zones. 

 
 Lands affected by this amendment are generally located in Downtown Guelph as shown 

on the following Key Map. 
 

The proposed zoning amendment was considered by Guelph City Council at a Public 
Meeting held on September 12, 2016.  
 
Further information may be obtained by contacting Infrastructure, Development and 
Enterprise at 519-837-5616, extension 2358, City Hall, Guelph, Ontario. 

 
Persons desiring to officially support or object to this zoning amendment must file their 



Page   
 of By-law Number (2017)-20187 
 

54 

support or objection with the City Clerk, City Hall, Guelph, as outlined on the page 
entitled "Notice of Passing". 
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2. Key map showing the location of the lands to which By-law (2017)-20187 applies: 
 

Key Map
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Executive Summary 
 
The City is amending the Zoning By-law for Downtown Guelph to implement 
the approved Downtown Secondary Plan (DSP) as incorporated into the 
Official Plan through OPA 43. 
 
The Downtown Zoning By-law Update will support a vibrant and investment-
ready downtown and provide more certainty to the public and stakeholders. 
It is part of a larger implementation strategy stemming from the DSP to 
create a place where people want to meet and interact.  
 
To reflect the approach taken by the DSP, the Downtown Zoning By-law 
Update is more form-based in nature than the existing zoning to support 
achievement of the built form vision. The Downtown Zoning By-law has been 
drafted based on the recommendations of the Downtown Zoning By-law 
Update Recommended Discussion Paper. 
 
The Downtown Zoning By-law will amend the City’s existing Zoning By-law. 
Therefore regulation numbers within the document reference to the City-
Wide Zoning By-law. 
 
The draft Downtown Zoning By-law was released on June 15, 2016, prior to 
the public open house being held on June 22, 2016. A Statutory Public 
Meeting was held on September 12, 2016 in accordance with the Planning 
Act. Feedback received has been reviewed and incorporated into the 
Downtown Zoning By-law being presented to Council. 
 
Text which is in colour displays changes made to the recommended Zoning 
By-law since the Public Meeting. An overview of mapping changes is outlined 
in the staff report. 
 
 
*Note: The sections highlighted in grey are out of project scope. Minor 
administrative changes have been made. 
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 6.3 DOWNTOWN (D) ZONES 
   
 6.3.1 List of Applicable Zones 

The Downtown Zones include: 
   
  Downtown 1   (D.1) 

Downtown 2   (D.2) 
Downtown 3   (D.3) 
Downtown 3a (D.3a) 

   
 6.3.1.12 Permitted Uses 
  Uses permitted in the Downtown Zones are denoted by the symbol 

“√” in the column applicable to that Zone and corresponding with the 
Rrow for a specific permitted Use in Table 6.3.21.1, below. 
 
Active Uses refers to Uses permitted in Active Frontage Areas 
(6.3.23.4). 

 
Table 6.3.1.12 D.1 D.2 D.3 D.3a Active 

Uses 
Residential Uses 
Accessory Apartment   √ (1)    
Apartment Building √ (2) √    
Duplex Dwelling  √    
Group Home √ (3) √ (3)    
Home for the Aged √ (2) √    
Nursing Home √ (2) √    
Home Occupation √ (4) √ (4)    
Live-Work Units √ (5) √    
Lodging House Type 1 √ (3) √ (3)    
Mixed-Use Building √ (5)(6) √    
Multiple Attached Dwelling  √ (2) √    
Semi-Detached Dwelling  √    
Single Detached Dwelling  √    
Townhouse √ (2) √    
Retail Uses 
Agricultural Produce Market √  √  √  √  √ 
Retail Establishment √ √ (7) √ (7) √ (7) √ 
Service Uses 
Artisan Studio √ √ √   
Auction Centre √    √ 
Catering Service √  √   
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Table 6.3.1.12 D.1 D.2 D.3 D.3a Active 
Uses 

Commercial Entertainment √ (8)  √  √ 
Commercial School √ √ √   
Day Care Centre √  √  √    
Financial Establishment √ √ (7) √  √ 
Micro-Brewery or Brew Pub √ (9)    √ 
Restaurant √ (8) √ (7) √ (7) √ (7) √ 
Service Establishment  √  √ (7) √ (7) √ (7) √ 
Tavern √ (9)    √ 
Taxi Establishment √  √   
Tradesperson’s shop √  √   
Office Uses 
Laboratory √   √   
Medical Clinic √  √  √    
Medical Office √  √  √    
Office √  √  √    
Research Establishment √   √   
Community Uses 
Arena √     
Art Gallery √  √  √   √ 
Club  √  √   
Emergency Shelter √ (10)     
Government Office √  √ √  √  √ 
Library √  √  √   √ 
Museum √  √  √   √ 
Public Hall √ (8)  √    
Recreation Centre √  √   √ 
Religious Establishment  √  √  √    
School √  √  √    
School, Post Secondary √  √  √    
Transit Terminal  √   √  √   
Hospitality Uses 
Bed and Breakfast √ (11) √ (11)    
Hotel √  √  √ 
Tourist Home  √  √     
Other 
Accessory Uses √  √  √  √   
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Table 6.3.1.12 D.1 D.2 D.3 D.3a Active 
Uses 

Occasional Uses  √ (12) √ (12) √ (12) √ (12)  
Public Parking Facility √  √  √  √   

 
  Additional Regulations for Table 6.3.1.12 
   
  1. In accordance with Section 4.15.1. 

2. Not permitted in Active Frontage Area. 
3. In accordance with Section 4.25. 
4. In accordance with Section 4.19. 
5. In accordance with Section 6.3.23.4. 
6. In Active Frontage Areas, Dwelling Units are not permitted in 

the Cellar, Basement, or on the main floor level (i.e. in the first 
Storey). 

7. Maximum G.F.A. 500m2. 
8. Where a Lot Line abuts a R.1, R.2 or R.3 Zones, a Commercial 

Entertainment, Restaurant and Public Hall shall not exceed a 
maximum of 500 m2 G.F.A. 

9. Where a Lot Line abuts a R.1, R.2 or R.3 Zone, a Tavern and a 
Micro-Brewery or Brew Pub shall not be permitted. 

10. In accordance with Section 4.29. 
11. In accordance with Section 4.27 except 4.27.3. 
12. In accordance with Section 4.21.  

   
 6.3.23 Regulations Governing Downtown Zones 
   
  Within the Downtown Zones, no land shall be Used and no Building or 

Structure shall be erected or Used except in conformity with the 
applicable regulations contained in Section 4 – General Provisions, the 
regulations set out in Tables 6.3.23.87, 6.3.23.98, 6.3.23.109 and the 
following: 

  
 6.3.23.1 Built Form Regulations 
  
  The following Built Form Regulations apply to new Buildings and/or 

additions constructed after the effective date of this By-law (2017)-
20187 in the Downtown Zones: 

  
 6.3.3.1.1 

 
Buildings shall not exceed 60 metres in length as measured along 
any Front Yard and/or Exterior Side Yard Lot Line. 

  
 6.3.23.1.12 The maximum Floorplate of the 7th and 8th Storeys of the 

Building shall not exceed 1,200 square metres. 
  
 6.3.23.1.23 The maximum Floorplate of each Storey of the Building above 

the 8th Storey shall not exceed 1,000 square metres and shall not 
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exceed a length to width ratio of 1.5:1. 
  
 6.3.23.1.34 The minimum Stepback shall be 3 metres and shall be required for 

all portions of the Building above the 4th Storey. Stepbacks shall 
be measured from the Building face of the 3rd Storey facing a 
Street. 

   
  

 
  
 6.3.23.1.45 Notwithstanding Section 6.3.23.1.43, where a Lot abuts Gordon 

Street or Wellington Street the minimum Stepback shall be 3 
metres and shall be required for all portions of the Building above 
the 6th Storey. Stepbacks shall be measured from the Building 
face of the 3rd Storey facing a Street.  
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 6.3.23.2 Building Tower Separation Regulations  
  
 6.3.23.2.1 The tower of a Building refers to the Storeys located above the 

Stepback.  
  
 6.3.23.2.2 A minimum 25 metre tower separation is required for any tower 

portion of a Building greater than 12 Storeys as measured 
perpendicularly to the exterior wall of the tower portion of the 
Building.    

   
 6.3.23.2.3 For any tower portion of a Building 12 Storeys or less: 
  
 6.3.23.2.3.1 A minimum tower Setback of 6 metres is required from the Side 

Yard and/or Rear Yard Lot Line; 
  
 6.3.23.2.3.2 A minimum 12 metre tower separation is required. 
  
 6.3.23.2.3.3 Notwithstanding Section 6.3.32.2.3.1 and 6.3.32.2.3.2, the tower 

Setback may be reduced to a minimum of 3 metres from the 
Side Yard and/or Rear Yard Lot Line if there are no windows 
to a Habitable Room on the facing wall of an existing abutting 
Building. 

  
 6.3.23.3 Building Height Regulations 
  
 6.3.32.3.1 

 
In addition to the provisions of Section 4.18, the following shall also 
apply: 
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 6.3.23.3.1.1 Defined Area Map 67 establishes the minimum and maximum 
Building Heights in Downtown Zones. 

  
 6.3.23.3.1.2 Minimum Building Height is not applicable to Accessory 

Buildings or Structures. 
  
 6.3.23.3.1.3 Section 4.16 is not applicable.  
   
 6.3.23.3.1.4 In addition to Defined Area Map 67, an Angular Plane 

establishes the maximum Building Height as follows:  
 
Where a Lot Line of a Downtown Zone abuts a R.1, R.2 or R.3 
Zone, Building Heights shall not exceed an Angular Plane of 
45 degrees in accordance with the following: 

   
  

 
  
 6.3.23.4 Active Frontage Regulations 
  
 6.3.23.4.1 Notwithstanding Table 6.3.23.87 and Table 6.3.23.109, the 

following provisions apply to the Street Line or portion thereof, 
identified as Active Frontage Area in accordance with Defined 
Area Map 65. If the Active Frontage Area only applies to a portion 
of the Street Line, the regulations of Section 6.3.23.4 shall only 
apply to that portion identified. 

  
 6.3.23.4.1.1 

 
Where a Street Line, or portion thereof, identified as Active 
Frontage Area exceeds 35 metres, the maximum Front Yard 
and/or Exterior Side Yard Setback shall be 0 metres for a 
minimum of 75% of the Street Line. The remaining 25% of the 
Street Line shall have a maximum Front Yard and/or Exterior 
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Side Yard Setback of 2 metres. 
  
 6.3.32.4.1.2 Where a Street Line, or portion thereof, identified as Active 

Frontage Area is less than or equal to 35 metres, the maximum 
Front Yard and/or Exterior Side Yard Setback shall be 0 
metres. 

  
 6.3.23.4.1.3 Notwithstanding Section 6.3.23.4.1.1 and 6.3.23.4.1.2, where a 

Lot abuts Wellington Street East between Gordon Street and 
Wyndham Street South the Building Setback shall be a 
minimum of 10.0 m from the Wellington Street East Street Line. 

  
 6.3.23.4.1.4 The height of the first Storey shall be a minimum of 4.5 metres. 
  
 6.3.32.4.1.5 The minimum number of Active Entrances to the first Storey 

on the Front Yard and/or Exterior Side Yard Building façade 
shall be 1 for every 15 metres of Street Line or portion thereof 
identified as Active Frontage Area, but shall not be less than 1. 
For the purposes of calculating the minimum number of Building 
entrances required, any fraction of a Building entrance shall be 
rounded to the next highest whole number.  

  
 6.3.23.4.1.5.1 Active Entrances shall be at or within 0.2 metres above or 

below Finished Grade. 
  
 6.3.23.4.1.6 A minimum of 60% of the surface area of the first Storey 

façade, measured from the Finished Grade up to a height of 4.5 
metres, facing a public Street or public square must be 
comprised of a Ttransparent glassWindow and/or Active 
Entrances. 

  
 6.3.23.4.1.7 Notwithstanding Table 6.3.1.12, the Uses identified in the Active 

Uses column in Table 6.3.1.12 with a “√” shall occupy a 
minimum of 60% of the Street Line. Where an existing 
Building occupies less than 60% of the Street Line, the Uses 
identified in the Active Uses column in Table 6.3.1.12 with a “√” 
shall occupy all portions of a Building of the first Storey 
immediately abutting a Street Line. the entirety of the first 
Storey. 

  
 6.3.23.4.1.8 A Driveway (Non-Residential) is prohibited at grade or in the 

first Storey of a Lot or Building for the first 6.0 metres of the 
depth measured in from the Street Line. 
 
Notwithstanding this provision, where the entirety of a Lot’s 
Street frontage is included in the Active Frontage Area, a 
maximum of one (1) Driveway shall be permitted perpendicular 
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to the Street Line within the Active Frontage Area in 
accordance with all other requirements of this By-law. 

  
 6.3.32.5 Required Parking in Downtown Zones 
  
 6.3.23.5.1 Required Parking Spaces 
  Notwithstanding Section 4.13.4, off-street Parking Spaces for D.1, 

D.2, and D.3, D.3a Zones shall be provided in accordance with the 
following: 

  
Table 6.3.32.5.1 
Row Use Minimum Number of Parking 

Spaces 
1 Apartment Building, Duplex, 

Multiple Attached, Single –
Detached, Semi-Detached, 
Townhouse 
 

1 per residential Dwelling Unit (1) 

2 Live-Work Unit, Mixed-Use 
Building 

In addition to the non-residential 
parking requirement, 1 Parking 
Space per residential Dwelling Unit 
is required (1) 
 

3 Home Occupation,  Lodging 
House Type 1,  Accessory 
Apartment, Group Home, 
Nursing Home 

In accordance with 4.13.4 

4 Retail Uses 1 per 100 m2 G.F.A. 
5 Service Uses 1 per 100 m2 G.F.A. 
6 Office Uses 1 per 67 m2 G.F.A. 
7 Community Uses 1 per 67 m2 G.F.A. 
8 Hospitality Uses 0.75 per guest room (2) 

 

  
  Additional Regulations for Table 6.3.23.5.1 
   
  1. Apartment Buildings, Cluster Townhouses or Mixed-Use 

Buildings in a D.1 or D.2 Zone, with more than 10 Dwelling Units, 
require a minimum of 0.05 Parking Spaces per Dwelling Unit in 
addition to the requirements of Table 6.3.23.5.1, Rows 1 and 2, for 
the Use of visitors to the Building and such Parking Spaces shall 
be clearly identified as being reserved for the exclusive Use of 
residential visitors.      

   
  2.   a)  For a Hotel, an additional 1 Parking Space is required per 10 m2 

 G.F.A. that is open to the public, excluding corridors, lobbies or 
 foyers. 

 
b) For a Tourist Home or Bed and Breakfast establishment in a 
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 D.1 or D.2 Zone, 1 additional Parking Space shall be provided. 
 Required Parking Spaces may be in a stacked arrangement.    

  
 6.3.32.5.1.1 Notwithstanding Table 6.3.23.5.1, a Designated Structure, shall not 

require Parking Spaces. Any addition to the Designated Structure 
erected after the effective date of this By-law (2017)-20187 shall 
require Parking Spaces in accordance with Table 6.3.23.5.1 for the 
G.F.A. of the addition. 

   
 6.3.23.5.1.2 If the calculation of the required Parking Spaces in accordance with 

Table 6.3.23.5.1 results in a fraction, the required Parking Spaces 
shall be the next higher whole number. 

  
 6.3.23.5.2 Parking in Downtown Zones 
  
 6.3.23.5.2.1 In addition to the parking provisions in Table 6.3.32.5.1 and section 

4.13.1, 4.13.3 and 4.13.5 the following parking regulations shall apply. 
  
 6.3.23.5.2.1.1 Parking Areas shall not be permitted in the Front Yard or Exterior 

Side Yard. Notwithstanding any Yard regulations, Parking Areas 
shall be permitted in the Rear Yard and Side Yard. No part of a 
Parking Space is shall be located closer than 3 metres to a Street 
Line. 

   
 6.3.2.5.2.1.2 An underground Parking Area shall be permitted in any Yard and 

may be located within 3 metres of a Lot Line.  
  
 6.3.23.5.2.1.32 Where an unenclosed Parking Area is located within 1 metre of any 

Lot Line adjacent to a Single Detached Dwelling, Semi-
Detached Dwelling, Duplex Dwelling or On-Street Townhouse 
it is to be screened along those Lot Lines with a minimum 1.5 metre 
high solid Fence. 

  
 6.3.23.5.2.1.43 A Parking Area is prohibited from locating within 4.5 metres of the 

Street Line within the first Storey of a Building for the first 4.5 
metres of the depth measured in from the Street Line. 

  
 6.3.2.5.2.1.5 Section 4.13.3.2 is not applicable to Parking Spaces provided 

within an Automated Parking System.  
  
 6.3.23.5.2.1.64 Notwithstanding Sections 6.3.2.5.2.1.1 and 6.3.2.5.2.1.3, Tthe 

following provisions shall apply to a Single Detached Dwelling, 
Semi-Detached Dwelling, Duplex Dwelling and On-Street 
Townhouses for residential Uses: 

  
 6.3.23.5.2.1.64.1 1 Driveway (Residential) access only shall be permitted per 

Lot. 
  

13 
 



Recommended Downtown Zoning By-law – July 2017 
 

 6.3.23.5.2.1.64.2 All off-street parking in the Front Yard and Exterior Side Yard 
shall be confined to the Driveway (Residential) area and any 
legal off-street Parking Area. The Front Yard of any Lot except 
the Driveway (Residential) shall be landscaped. 

  
 6.3.23.5.2.1.64.3 A Driveway (Residential) shall have a minimum driveway width 

of 3.0 metres and a maximum width of 3.5 metres. The minimum 
driveway width may be reduced to 2.5 metres at the point of entry 
of a Garage entrance or a Fence opening. 

  
 6.3.23.5.2.1.64.4 Notwithstanding Section 6.3.32.5.2.1.64.3 a surfaced walk within 

1.5 metres of the nearest foundation wall is permitted provided 
that it is not Used for Vehicle parking. 

  
 6.3.23.5.2.1.64.5 Every required Parking Space shall be located a minimum 

distance of 6 metres from the Street Line and to the rear of the 
front wall of the main Building. 

  
 6.3.23.5.2.1.64.6 Attached Garages shall not project beyond the main front wall of 

the Building. 
  
 6.3.23.5.2.1.64.7 For Single Detached Dwellings section 4.13.7.4 shall be 

applicable. 
  
 6.3.23.5.3 Bicycle Parking Spaces 
  
  The minimum number of off-street Bicycle Parking Spaces required 

for Uses permitted by this By-law in any Downtown Zone are 
established and calculated in accordance with the ratios set out in Table 
6.3.23.5.3, below: 
 

Table 6.3.23.5.3 
Row Use Minimum Number 

of Bicycle 
Parking Spaces, 
Long Term  

Minimum Number 
of Bicycle 
Parking Spaces, 
Short Term 

1 Apartment Building, Multiple 
Attached, Stacked Townhouse 
 

0.68 per 
Dwelling Unit 
(1) 

0.07 per 
Dwelling Unit 
(1) 

2 Live-Work, Mixed-Use Building In addition to the 
non-residential 
parking 
requirement, 
0.68 per 
Dwelling Unit is 
required (1) 

In addition to the 
non-residential 
parking 
requirement, 
0.07 per 
Dwelling Unit is 
required (1) 

3 Retail Uses 0.085 per 100 m2 
G.F.A. 

0.25 per 100 m2 
G.F.A. 
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4 Office Uses 0.17 per 100 m2 
G.F.A. 

0.03 per 100 m2 
G.F.A. 

5 All other non-residential Uses 4% of the 
required parking 
under Table 
6.3.23.5.1 

4% of the 
required parking 
under Table 
6.3.23.5.1 

 
  Additional Regulations for Table 6.3.32.5.3 
   
  1. In Buildings having less than 10 Dwelling Units, the 

minimum number of Bicycle Parking Spaces required for the 
residential component shall be zero.   

  
 6.3.32.5.3.1 If the calculation of the required Bicycle Parking Spaces in 

accordance with Table 6.3.32.5.3 results in a fraction, the required 
Bicycle Parking Spaces shall be the next higher whole number. 

  
 6.3.3.5.3.2 Regulations governing Bicycle Parking Spaces, long term: 
  
 6.3.3.5.3.2.1 Where a Bicycle Parking Space, long term is in a 

horizontal position it shall have a dimension of at least 0.6 
metres in width by 1.8 metres in length and 1.2 metres in 
height. 

  
 6.3.3.5.3.2.2 Where a Bicycle Parking Space, long term is in a vertical 

position it shall have a dimension of at least 0.6 metres in 
width by 1.2 metres in length and 1.8 metres in height. 

  
 6.3.3.5.3.3 Regulations governing Bicycle Parking Space, short term: 
  
 6.3.3.5.3.3.1 The Bicycle Parking Space, short term shall have a 

horizontal dimension of at least 0.6 metres in width by 1.8 
metres in length and 1.2 metres in height. 

  
 6.3.2.5.3.2 The required Bicycle Parking Space, Short Term for any Use may 

be located on the Lot on which the Use is located, and/or on the 
Street abutting the Lot.  

  
 6.3.3.6 Location of Mechanical Servicing 
  
 6.3.3.6.1 Notwithstanding Section 4.2 of this By-law, transformer and 

telecommunications vaults and pads shall not be located above-
ground in the Front Yard or Exterior Side Yard. 

  
 6.3.3.6.2 Air vents associated with a parking Structure are not permitted in a 

Front Yard or Exterior Side Yard unless it is at or within 0.2 metres 
above or entirely below Finished Grade or above the first Storey. 
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15477 
17681 6.3.23.67 Licensed Establishment Regulations 

Within the CBD.1 Zone and Specialized CBD.1 Zones as defined 
by this By-law, The following regulations shall also apply within 
the area outlined on Defined Area Map 79. 

  
17681 
19691 6.3.23.76.1 For purposes of Section 6.3.32.76 6.3.2.5, the following terms shall 

have the corresponding meanings: 
 
“Floor Area” means the total Floor Area of all space within a 
Building Used in relation to a Licensed Establishment, measured 
between the interior faces of the outside walls or where no outside 
walls exist between the common walls, but not including exits and 
vertical service space.” 

  
 6.3.23.76.2 The Floor Area of a Licensed Establishment shall not exceed 230 

square metres. 
  
 6.3.32.67.3 The total capacity of a Licensed Establishment shall not exceed 

190 persons. 
  
 6.3.23.67.4 The Floor Area of a Licensed Establishment shall be located on 

the First Floor only. 
  
 6.3.23.67.5 No openings and no access for any person including exits and 

corridors are permitted between Licensed Establishments, except 
corridors, with a minimum width of 5 metres, which may serve more 
than one Licensed Establishment provided the Licensed 
Establishments are separated from each other by at least 5 
metres. 

  
  *Note: The sections highlighted in 

grey are out of project scope. Minor 
administrative changes have been 
made as noted. 

  

  

16 
 



Recommended Downtown Zoning By-law – July 2017 
 

 Table 
6.3.23.78 

Regulations Governing D.1 Zones 

 
Row   
1 Minimum Front Yard 

or Exterior Side Yard 
0 m 
 
In accordance with Section 4.24.  
 
Section 4.6 is not applicable. 
 
The following exceptions apply:  

a) Where a Lot Line abuts a public lane, the 
minimum Setback shall be 1 metre from 
the Lot Line. 

b) Where a Dwelling Unit occupies the first 
Storey of a Building, that portion of the 
Building shall have a minimum Setback of 
3.0 m from the Street Line.  
 

2 Maximum Front Yard 
or Exterior Side Yard 

43 m  
 
The following exception applies: 
 

a) Within Active Frontage Areas, the 
maximum Front Yard and the maximum 
Exterior Side Yard shall be in accordance 
with Section 6.3.23.4. 
 

3 Minimum Side Yard 0 m 
 
The following exceptions apply:  

a) Where a Lot Line abuts a public lane, the 
minimum Setback shall be 1 metre from 
the Lot Line. 

b) Where a Lot Line abuts a R.1, R.2 or R.3 
Zone, the minimum Setback shall be 3 
metres on the abutting side. 

b)c) Where a Buffer Strip is required, 
the Setback shall not be less than the 
minimum Buffer Strip width.  
 

4 Minimum Rear Yard 0 m 
 
The following exceptions apply:  

a) Where a Lot Line abuts a public 
lane, the minimum Setback shall be 
1 metre from the Lot Line. 

b) Where a Lot Line abuts a R.1, R.2 or 
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R.3 Zone, the minimum Setback 
shall be 7.5 metres on the abutting 
side. 

c) Where a Buffer Strip is required, 
the Setback shall not be less than 
the minimum Buffer Strip width.  
 

 
5 
 

Minimum and 
Maximum Building 
Height 

In accordance with Section 6.3.23.3. 
 

6 Access to Parking 
Area 

Vehicle access to a required off-street Parking 
Area is by a1 Driveway (non-residential) only, 
which shall have a minimum width of 6 metres 
throughout its length. 
 

7 Buffer Strips  3 m required where the D.1 Zone abuts a R.1, 
R.2, R.3, Institutional, Park or Wetland Zone.  

87 Garbage, Refuse and 
Storage and 
Composters 

In accordance with Section 4.9. 

98 Enclosed Operations In accordance with Section 4.22. 
 

109 Fences In accordance with Section 4.20. 
 

110 Accessory Buildings 
or Structures 

In accordance with Section 4.5. 
 

121 Off-street Parking In accordance with Section 6.3.23.5. 
 

132 Exterior Finishes 
Regulations 

In accordance with Section 6.3.23.78.1 and 
Defined Area Map 64. 
 

143 Minimum Floor Space 
Index (F.S.I.) 

1.5, except on properties fronting onto Elizabeth 
Street where the minimum F.S.I. is 1.0. 
 

154 Building Stepbacks In accordance with Section 6.3.23.1.34 and 
6.3.23.1.45. 
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165 Active Frontage 
Area Regulations 

In accordance with Section 6.3.23.4 and Defined 
Area Map 65. 

17 Outdoor Storage In accordance with Section 4.12. 
 

 6.3.23.78.1 Exterior Finishes Regulations 
  
  Despite the provisions of this or any other By-law for the City of 

Guelph, the following shall apply: 
  
 6.3.23.78.1.1 All visible walls of any Building within the Defined Area Map 

Number 64 shall be constructed of the transparent glass and 
coursed masonry and/or such materials which replicate coursed 
masonry as specified in Section 6.3.32.78.1.1.1 6.3.2.4.1.1: 

  
 6.3.23.78.1.1.1 Exterior facades – coursed masonry and/or materials which 

replicate coursed masonry (except plain, uncoloured 
concrete). 
 
Exterior facade trim – all of the material permitted for 
exterior facades as well as plain, uncoloured concrete 
elements, wood and metal. 
 
In addition, where a Building is located on the corner of any 
Street shown on Defined Area Map Number 64, the 
provisions of Section 6.3.2.4.1 6.3.32.87.1.1 shall apply to 
the Building wall or walls facing onto the crossing Street. 

  
 6.3.23.78.1.2 

 
All windows of any Building existing within the CBD.1 D.1-1 
Zone on the date of the passing of this By-law, or any 
predecessor thereof, shall be of transparent glass only. 

  
 6.3.23.78.1.3 No exterior walls of a Building constructed of natural stone 

within the CBD.1 D.1-1 Zone shall be defaced in any manner 
or covered, in whole or in part, with paint, stucco, metal, or 
other cladding material. 

  
 6.3.23.78.1.4 No window openings of any Building existing within the CBD.1 

D.1-1 Zone on the date of the passing of this By-law, or any 
predecessor thereof, shall be closed up with any material 
except transparent glass. 

  
  *Note: The sections highlighted in 

grey are out of project scope. Minor 
administrative changes have been 
made as noted. 
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 Table 6.3.23.89 Regulations Governing D.2 Zones 
  

Row   
1 Minimum Front Yard 

or Exterior Side Yard 
The minimum Front Yard or Exterior Side 
Yard shall be the average of the Setbacks of 
the adjacent properties but in no case shall be 
less than 3 metres. Where there is only one 
adjacent property or where the average of the 
Setbacks of the adjacent properties cannot be 
determined, the minimum Setback required 
shall be 3 metres.  
 
In accordance with Section 4.6  
 
In accordance with Section 4.24. 
 
The following exception applies:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback may be reduced 
to 1 metre from the Lot Line. 
 

2 Minimum Side Yard 1.5 m  
 
The following exceptions apply:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback may be reduced 
to 1 metre from the Lot Line. 

b) Where the D.2 Zone abuts an R.1, R.2, 
R.3, Residential, Institutional, Park or 
Wetland Zone the minimum Side Yard 
shall be 3 metres on the abutting side.  
 

3 Minimum Rear Yard 10 m 
 
The following exception applies:  

a) Where a Lot Line abuts a public lane, 
the minimum Setback may be reduced 
to 1 metre from the Lot Line. 
 

4 
 

Minimum and Maximum 
Building Height 

In accordance with Section 6.3.32.3. 

5 Minimum Lot Area 370 m2 

 
6 Minimum Lot Frontage 12 m 

 
7 Access to Parking 

Area 
Vehicle access to a Parking Area in a Rear 
Yard is by 1 Driveway (non-residential) 
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only, such Driveway (non-residential) 
which shall have a minimum width of not less 
than 3 metres and an minimum overhead 
clearance of not less than 4.5 metres 
throughout its length. 
 

8 Buffer Strips 3 m required where the D.2 Zone abuts a R.1, 
R.2, R.3, Residential, Institutional, Park or 
Wetland Zone. 

9 Garbage, Refuse and 
Storage and 
Composters 

In accordance with Section 4.9. 

10 Outdoor Storage In accordance with Section 4.12. 
 

11 Enclosed Operations In accordance with Section 4.22. 
 

12 Fences In accordance with Section 4.20. 
 

13 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

14 Off-street Parking In accordance with Section 6.3.23.5. 
 

15 Minimum Floor Space 
Index (F.S.I.) 

0.6 
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 Table 6.3.23.910 Regulations Governing D.3/D.3a Zones 
  

Row   D.3 D.3a 
1 Minimum Front Yard 

or Exterior Side Yard 
0 m 
 
In accordance with Section 4.24.  
 
Section 4.6 is not applicable. 
 

2 Minimum Side Yard 0 m 
 

3 Minimum Rear Yard 0 m 
 

4 Minimum and Maximum 
Building Height 
 

In accordance with Section 6.3.23.3. 
  

5 Garbage, Refuse and 
Storage and 
Composters 

In accordance with Section 4.9. 

6 Outdoor Storage In accordance with Section 4.12. 
 

7 Enclosed Operations In accordance with Section 4.22. 
 

8 Fences In accordance with Section 4.20. 
 

9 Accessory Buildings or 
Structures 

In accordance with Section 4.5. 

10 Off-street Parking In accordance with Section 6.3.32.5. 
 

11 Access to Parking 
Area 

Vehicle access to a required off-street 
Parking Area is by a 1 Driveway (non-
residential) only, which shall have a 
minimum width of 6 metres throughout its 
length. 
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Specialized Downtown (D) Zones 
 

In certain instances, special circumstances dictate that variances be allowed 
to the permitted Uses or regulations of the D Zones. In these cases, specific 
D Restricted Defined Areas (Specialized D Zones) have been established and 
these are indicated by hyphenated Zone designations (e.g. D.1-1, D.2-2, 
D.2-3, etc.) 
 
The D Zone provisions shall apply except when precluded by the specific 
Uses and regulations for any D Restricted Defined Area. 
 
The following D Restricted Defined Areas (Specialized D Zones) are herein 
set out: 
 
6.3.3.1 Special Downtown 1 (D.1) Zones 
 
6.3.3.1.1 D.1-1 

As shown on Defined Area Map 24, 34 and 36 of Schedule “A” 
of this By-Law. 

 
6.3.3.1.1.1 Regulations 
 
6.3.3.1.1.1.1 Built Form Regulations 
 Notwithstanding Section 6.3.23.1.43, the minimum 

Stepback shall be 6 metres and shall be required for all 
portions of the Building above the 4th Storey. 
Stepbacks shall be measured from the Building face of 
the 3rd Storey facing a Street.   

 
6.3.3.1.1.1.2 Off-Street ParkingRequired Parking Spaces 
 Notwithstanding Table 6.3.32.5.1, Rows 4, 5, 6, 7, 8 and 

non-residential properties Uses in Rrow 2, no off-street 
parking within the D.1-1 Zone shall notbe required in 
the D.1-1 Zone. Parking Spaces. 
 
Notwithstanding Table 6.3.32.5.1, Rows 1, 2 and 3, no 
off-street parking shall be required for Dwelling Units 
constructed within Buildings which existed prior to June 
7, 1971. Any addition to the existing Building erected 
after the effective date of By-law (2017)-20187 shall 
require Parking Spaces in accordance with Table 
6.3.23.5.1. 

 
6.3.3.1.2 D.1-1 (H30) 

As shown on Defined Area Map 36 of Schedule “A” of this By-
Law. 

 
6.3.3.1.2.1 Regulations 
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6.3.3.1.2.1.1 In accordance with Section 6.3.3.1.1.1. 
 
6.3.3.1.2.1.2 See Section 2.9 for Holding Zone provisions. 
 
6.3.3.1.3 D.1-2 (H30) 

65 Gordon St., 20, 28, 36, 50 Wellington St. E. 
  
As shown on Defined Map Number 25 and 37 of Schedule “A” 
of this By-law. 

 
6.3.3.1.3.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 
• Drive-through Facility 

 
6.3.3.1.3.2 See Section 2.9 for Holding Zone provisions. 
 
6.3.3.1.4 D.1-3 

Elizabeth St. between Arthur St. and Huron St. 
 
As shown on Defined Map Number 38 of Schedule “A” of this 
By-law. 

 
6.3.3.1.4.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 
• Single Detached Dwellings and Semi-Detached 

Dwellings legally existing on the date of the 
passing of this By-law (2017)-20187. 

• Accessory Apartment in accordance with Section 
4.15.1 

 
6.3.3.1.4.2 Regulations 

Vehicle access to a Parking Area in a Rear Yard is by 1 
Driveway (non-residential) only, such Driveway 
(non-residential) shall have a width of not less than 3 
metres and an overhead clearance of not less than 4.5 
metres. 

 
6.3.3.1.5 D.1-4 

2 Quebec St. 
 

As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 
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6.3.3.1.5.1 Regulations 
 
6.3.3.1.5.1.1 Off-Street Parking for Residential Units 

Notwithstanding Table 6.3.23.5.1, Row 2, the minimum 
number of off-street Parking Spaces required for the 
residential units existing as of January 1, 1974 shall be 88. 
Any additional Dwelling Units created after January 1, 
1974 shall require Parking Spaces at the rate of 1 space 
per Dwelling Unit. 

 
6.3.3.1.5.1.2 Off-Street Parking for Non-residential Uses 

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and 
non-residential Uses in Row 2, no off-street parking shall 
be required. 

 
6.3.3.1.5.1.32 Maximum Building Height 

Notwithstanding Section 4.18, no part of any Building or 
Structure shall exceed the total height of the Building 
existing as of January 1, 1974, which reaches a height of 
369.7 metres above sea level. 

 
6.3.3.1.6 D.1-5 

51-59 Yarmouth St., 58-64 Baker St.  
 

As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.1.6.1 Permitted Uses 

• Mixed-Use Building containing a maximum of 72  
Dwelling Units 

 
6.3.3.1.6.2 Off-Street Parking Number of Parking Spaces 

Notwithstanding Table 6.3.32.5.1, the minimum number of 
Parking Spaces to be provided is 54 Parking Spaces. 

 
6.3.3.1.6.3 Location of Parking Spaces 

All Parking Spaces required by Section 6.3.3.1.6.2. shall 
be located within the existing Building or within 23 metres 
of the Building on private property which permits a 
Parking Area. 

 
6.3.3.1.7 D.1-6 

43-45 Macdonell St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.1.7.1 Off-Street Parking 

27 
 



Recommended Downtown Zoning By-law – July 2017 
 

Notwithstanding Table 6.3.32.5.1, Row 2, no Parking 
Spaces shall not be required for a maximum of 4 
Dwelling Units. Any additional Dwelling Units shall 
provide Parking Spaces in accordance with Table 
6.3.32.5.1. 

 
6.3.3.1.8 D.1-7 

55 Wyndham St. N. 
  
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.1.8.1 Regulations 
 
6.3.3.1.8.1.1 In addition to the provisions of Section 6.3.23.76, a 

maximum of four Licensed Establishments shall be 
permitted on property municipally known as 55 
Wyndham Street North. 

 
6.3.3.1.8.1.2 One Licensed Establishment only is permitted a 

maximum Floor Area of 510 square metres provided 
the total capacity of such Licensed Establishment shall 
not exceed 190 persons. 

 
 *Note: The sections highlighted 

in grey are out of project scope. 
Minor administrative changes 
have been made as noted. 

 
6.3.3.1.8.2 Off-Street Parking 

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and 
non-residential Uses in Row 2, no off-street parking shall 
be required. 

 
6.3.3.1.9 D.1-8 

27-33 Cardigan St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.1.9.1 Permitted Uses 

 
• Apartment Buildings 
• Art Gallery 
• Artisan Studio 
• Commercial School  to a maximum G.F.A. of 500 

m2 
• Day Care Centre 
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• Home Occupation in accordance with Section 4.19 
• Live-Work Units 
• Medical Clinic to a maximum G.F.A. of 500 m2 
• Medical Office to a maximum G.F.A. of 500 m2 
• Mixed-Use Building 
• Multiple Attached Dwelling 
• Municipal Parkland 
• Office to a maximum G.F.A. of 500 m2 
• Personal Service Establishment to a maximum 

G.F.A. of 500 m2 
• Restaurant to a maximum G.F.A. of 500 m2 
• Retail Establishment to a maximum G.F.A. of 

500 m2 
• Townhouse 

 
6.3.3.1.9.2 Regulations 
 
6.3.3.1.9.2.1 Notwithstanding Table 6.3.32..87, Row 134, the 

minimum F.S.I. is 1.0. 
 
6.3.3.1.9.2.2 Off-Street Parking 

Notwithstanding Table 6.3.32.5.1, Row 1, a minimum of 
0.95 of a Parking Space is required for each Dwelling 
Unit. 

 
6.3.3.1.9.2.3 Size of Off-Street Parking Spaces 

Notwithstanding Section 4.13.3.2, as amended, 10 
percent of the required Parking Spaces may have a 
minimum size of 2.6 metres by 4.1 metres. 

 
6.3.3.1.9.2.4 Minimum Landscaped Open Space 

10 m2 per Dwelling Unit. 
 
6.3.3.1.10 D.1-9 

35, 87 Gordon St., 33 Elizabeth St. 
 
As shown on Defined Area Map Number 25, 37 and 38 of 
Schedule “A” of this By-law. 

 
6.3.3.1.10.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 

• Vehicle Service Station 
• Vehicle Specialty Repair Shop 

 
6.3.3.1.11 D.1-9 (H30) 

73 Gordon St., 67 Surrey St. E., 46, 48 Wyndham St. S. 
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As shown on Defined Area Map Number 25 and 37 of 
Schedule “A” of this By-law. 

 
6.3.3.1.11.1 Regulations 
 
6.3.3.1.11.1.1 In accordance with Section 6.3.3.1.10.1 
 
6.3.3.1.11.1.2 See Section 2.9 for Holding Zone provisions. 
 
6.3.3.1.12 D.1-10 (H30) 

58 Wellington St. E. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of 
this By-law. 

 
6.3.3.1.12.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 
• Vehicle Gas Bar 

 
6.3.3.1.12.2 See Section 2.9 for Holding Zone provisions. 

 
6.3.3.1.13 D.1-11 

10 Wilson St.  
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law.  

 
6.3.3.1.13.1 For the purposes of the D.1-11 Zone, the first Storey shall 

be measured from the intersection of Wilson Street and 
Northumberland Street. 
 
The geodetic elevation of the floor of the first Storey shall 
be located at or within 0.75 metres of the geodetic 
elevation of the intersection of Wilson Street and 
Northumberland Street. 

  
6.3.3.1.13.2 Built Form Regulations 

 
6.3.3.1.13.2.1 Notwithstanding Section 6.3.2.1.3, the minimum 

Stepback  from Wilson Street and Northumberland 
Street Street Line shall be 3 metres and shall be 
required for all portions of the Building above 14.1 
metres in height as measured from the geodetic 
elevation of the intersection of Wilson Street and 
Northumberland Street. 
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A Stepback is not required for 30% of the Building 
length along Wilson Street and Northumberland Street. 

 
6.3.3.1.13.3 Building Height Regulations 

 
6.3.3.1.13.3.1 Notwithstanding Section 6.3.2.3, the maximum 

Building Height shall be 20.5 metres as measured 
from the geodetic elevation of the intersection of Wilson 
Street and Northumberland Street. 

 
6.3.3.1.13.4 Active Frontage Regulations 

Notwithstanding Section 6.3.2.4, the following active 
frontage regulations apply to the portion of the property 
identified as Active Frontage Area on Defined Area Map 
65: 

 
6.3.3.1.13.4.1 The minimum Front Yard Setback shall be 0 metres. 

 
6.3.3.1.13.4.2 The height of the first Storey shall be a minimum of 

4.5 metres. 
 
6.3.3.1.13.4.3 A minimum of one Active Entrance to the first Storey 

shall be required along the Wilson Street façade. 
 
6.3.3.1.13.4.4 A minimum of 60% of the surface area of the Wilson 

Street first Storey façade, measured from the 
Finished Grade up to a height of 4.5 metres, must be 
comprised of a Transparent Window and/or Active 
Entrances. 

 
6.3.3.1.13.4.5 Notwithstanding Table 6.3.1.1, the Uses identified in 

the Active Uses column in Table 6.3.1.1 with a “√” shall 
occupy a minimum of 60% of the Street Line. 

 
6.3.3.1.13.5 Maximum Front Yard Setback  

Notwithstanding Table 6.3.2.7, Row 2, a maximum Front 
Yard Setback is not required for a Public Parking 
Facility Building. 

 
6.3.3.1.13.6 Minimum F.S.I. 

Notwithstanding Table 6.3.2.7, Row 14, a minimum F.S.I. 
shall not be required for a Public Parking Facility 
Building.  
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6.3.3.1.14 D.1-12 
16-22 Essex St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of 
this By-law. 

 
6.3.3.1.14.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 
• Car wash, Manual 

 
6.3.3.1.15 D.1-13 (H30) 

75 Wyndham St. S. 
 
As shown on Defined Area Map Number 38 of Schedule “A” of 
this By-law. 

 
6.3.3.1.15.1 Notwithstanding Section 6.3.23.5.2.21.18 of this By-law, a 

maximum of 2 Parking Spaces shall be permitted within 
the Front Yard. 

 
6.3.3.1.15.2 Buffer Strips 

None required. 
 
6.3.3.1.15.3 See Section 2.9 for Holding Zone provisions. 

 
6.3.3.1.16 D.1-14 

5 Gordon St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of 
this By-law. 

 
6.3.3.1.16.1 Permitted Uses 

• Mixed-Use Building containing aA maximum of 55 
Dwelling Units. 

 
6.3.3.1.16.2 Regulations for a Mixed-Use Building 

 
6.3.3.1.16.2.1 Minimum Off-Street Parking 

Notwithstanding Table 6.3.23.5.1, minimum off-street 
parking shall be: 

 
6.3.3.1.16.2.2 Apartments – 1 Parking Space per Dwelling Unit. 

 
6.3.3.1.16.2.3 Ground Floor Commercial Retail, Service, Office, 

Community Uses– 0 Parking Spaces. 
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6.3.3.1.17 D.1-15 
8-10, 18 Paisley St. 
 
As shown on Defined Area Map Number 24 of Schedule “A” of 
this By-law. 

 
6.3.3.1.17.1 Building Height 

Notwithstanding Section 4.18.1, no Building or Structure, 
or part thereof, shall exceed an elevation of 356.6 metres 
above sea level. 

 
6.3.3.1.17.2 Required Off-Street ParkingParking Spaces 
 Notwithstanding Table 6.3.32.5.1, Rows 4, 5, 6, 7, 8 and 

non-residential properties Uses in Rrow 2, no off-street 
parking  within the D.1-1 Zone shall notbe required in the 
D.1-15 Zone. Parking Spaces.  

 
6.3.3.1.18 D.1-16 

21 Surrey St. W. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of 
this By-law. 

 
6.3.3.1.18.1 Buffer Strips 

No Buffer Strip is required along the Lot Line abutting 
any Residential Zone. 
 
Notwithstanding the above, a boundary fence of solid 
construction shall be provided along the Lot Line abutting 
any Residential Zone. 

 
6.3.3.1.19 D.1-17 

22 Surrey St. W. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of 
this By-law. 

 
6.3.3.1.19.1 Permitted Uses 

In addition to the Uses listed in Table 6.3.1.12 D.1 Zone, 
the following additional Use shall be permitted: 
 
• A parking Lot providing Parking Spaces for 21 Surrey 

St. W. 
 
6.3.3.1.19.2 Off-Street Parking Location 

Notwithstanding Section 6.3.23.5.2.1.1 of this By-law, off-
street parking may be permitted ahead of the required 
Setback line. 
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6.3.3.1.20 D.1-18 

42 and 56 Gordon St.  
 
As shown on Defined Area Map Number 37 of Schedule “A” of 
this By-law. 

 
6.3.3.1.20.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 
• Vehicle Rental Establishment 

 
6.3.3.1.20.2 Off-Street Parking Regulations 

 In accordance with Table 6.3.32.5.1 and the following: 
 
Vehicle Rental Establishment- 1 per 25m2 G.F.A. or a 
minimum of 2, whichever is greater (parking is exclusive of 
display and storage areas). 

 
6.3.3.1.21 D.1-19 

49 Gordon St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of 
this By-law. 

 
6.3.3.1.21.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.1 Zone are 
permitted and the following: 
 

• Drive-through Facility as existing on the date of 
the passing of this By-law (2017)-20187. 

• Veterinary Service 
 
6.3.3.1.22 D.1-20 

23-25, 31 Gordon St. 
 
As shown on Defined Area Map Number 25 of Schedule “A” of 
this By-law. 

 
6.3.3.1.22.1 Off-Street Parking 

An off-site parking agreement is required which shall be 
entered into by the owner with the City of Guelph and shall 
be registered against title of the property known as 25 
Gordon Street. 
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6.3.3.1.22.2 Off-Site Parking 
The maximum parking distance from the subject property 
for off-site parking shall be permitted to be 152 metres. 

 
6.3.3.1.23 D.1-21 

160 Macdonell St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.1.23.1 Built Form Regulations 

 
6.3.3.1.23.1.1 Notwithstanding Section 6.3.32.1.12 and 6.3.32.1.32, 

the maximum Floorplate shall be 1,276 square metres 
from the 3rd Storey to the 16th Storey of the Building. 

 
6.3.3.1.23.1.2 The 17th Storey shall have a maximum Floorplate of 

1,045 square metres. 
 
6.3.3.1.23.1.3 Notwithstanding Table 6.3.3.8, row 2, the maximum 

Front Yard Setback shall be 3.6 metres.    
 
6.3.3.1.23.1.3 Notwithstanding Section 6.3.2.1.3, the minimum 

Stepback shall be 2 metres and shall be required for all 
portions of a Building above the 2nd Storey. 
Stepbacks shall be measured from the Building face of 
the 2nd Storey facing a Street.     

 
6.3.3.1.23.1.4 A Stepback of 0 metres shall be permitted for a 

maximum of 3 metres of the length of the Building.  
 
6.3.3.1.23.2 Off-Street Parking Regulations 

 
6.3.3.1.23.2.1 Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and 

non-residential Uses in Row 2, no off-street parking 
shall be required in the D.1-21 Zone. 

 
6.3.3.1.23.2.21 Notwithstanding Table 6.3.23.5.3, Rrow 1 and 2, the 

minimum number of Bicycle Parking Spaces shall be 
18. 

 
6.3.3.1.24 D.1-22 

150 Wellington St. E. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of 
this By-law. 

 
6.3.3.1.24.1 Built Form Regulations 
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6.3.3.1.24.1.1 Notwithstanding Section 6.3.3.1.1, the existing Building 

length can exceed 60 metres as measured along 
Wellington Street.  

 
6.3.3.1.24.1.12 Notwithstanding Section 6.3.32.1.21 and 6.3.32.1.32, 

the maximum Floorplate shall be 1,089 square metres 
from the 7th Storey to the 15th Storey of the Building. 

 
6.3.3.1.24.2 Off-Street Parking Regulations 

 
6.3.3.1.24.2.1 Notwithstanding Table 6.3.2.5.1, Row 6, the minimum 

number of Parking Spaces for Office Uses shall be 1 
per 100 m2 G.F.A. 

 
6.3.3.1.24.2.21 Notwithstanding Table 6.3.32.5.3, Rrow 1 and 2, the 

minimum number of Bicycle Parking Spaces shall be 
30. 

 
6.3.3.1.25 D.1-23 

45 Yarmouth St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law.  

 
6.3.3.1.25.1 Built Form Regulations 

 
6.3.3.1.25.1.1 Notwithstanding Section 6.3.2.1.3, the minimum 

Stepback shall be 2 metres along Yarmouth Street and 
1 metres along Baker Street and shall be required above 
the 3rd Storey. Stepbacks shall be measured from the 
Building face of the 3rd Storey facing a Street.    

 
6.3.3.1.25.1.2 Section 6.3.2.2.3.1 is not applicable.  
 
6.3.3.1.25.2 Off-Street Parking 

 
6.3.3.1.25.2.1 Notwithstanding Section 6.3.2.5.2.1.4, a Parking Area 

is permitted within the first 4.5 metres of the depth 
measured from the Street Line of Yarmouth Street.  

 
6.3.3.1.25.2.2 Notwithstanding Table 6.3.2.5.1, Rows 1 and 2, the 

minimum number of Parking Spaces per residential 
Dwelling Unit shall be 0.80. 

 
6.3.3.1.25.2.3 Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and 

non-residential Uses in Row 2, no off-street parking 
shall be required. 

36 
 



Recommended Downtown Zoning By-law – July 2017 
 

6.3.3.2 Special Downtown (D.2) Zones 
 
6.3.3.2.1 D.2-1 

7-27 Suffolk St. E., 82-88 Yarmouth St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.2.1.1 Regulations 

Notwithstanding Table 6.3.23.5.1, Row 1, any new 
construction carried out after the passing of this By-law 
(2017)-20187 shall be in accordance with the following 
regulations: 

 
6.3.3.2.1.1.1 Off-Street Parking 

a) One Parking Space per Dwelling Unit. 
 
6.3.3.2.1.1.2 Notwithstanding Table 6.3.32.5.1, Use of the 

Buildings and Structures located in the D.2-1 Zone 
on the date of the passing of this By-law (2017)-20187 
must be in conformity with the following regulation 
only: 

 
6.3.3.2.1.1.2.1 Minimum Off-Street Parking 

A minimum of 11 Parking Spaces. 
 
6.3.3.2.2 D.2-2  

206-212 Norfolk St. 
 
As shown on Defined Area Map Number 24 of Schedule “A” of 
this By-law. 

 
6.3.3.2.2.1 Permitted Uses 

All Uses permitted byIn addition to the Uses permitted in 
Table 6.3.1.12 D.2 Zones and the following:, the following 
Use is also permitted: 
 
• Funeral Home 

 
6.3.3.2.3 D.2-3 

228 Woolwich St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.2.3.1 Permitted Uses 

All Uses permitted byIn addition to the Uses permitted in  
Table 6.3.1.12 D.2 Zones, and the following: Use is also 
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permitted:  
 
• Vehicle Specialty Repair Shop 

 
6.3.3.2.4 D.2-4 

239 Woolwich St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.2.4.1 Minimum Rear Yard 

5.3 metres. 
 
6.3.3.2.5 D.2-5 

200 Woolwich St. 
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.2.5.1 Minimum Yards 

The minimum Front, Side and Rear Yards shall be 
identical to those existing on the date of the passing of this 
By-law (2017)-20187. 

 
6.3.3.2.5.2 Off-Street Parking 

Notwithstanding Section 4.13.3.2.3 and Section 
6.3.23.5.2.12.18, off-street parking shall be in accordance 
with the following regulations: 
 

• Parking Spaces shall be permitted within the 
required Front Yard. 

 
• The minimum exterior Parking Space dimensions 

shall be 2.74 metres by 5.5 metres for a right angle 
Parking Space and 2.59 metres by 5.49 metres 
for a parallel Parking Space. 

 
6.3.3.2.6 D.2-6 

9 Paisley St. 
 
As shown on Defined Area Map Number 24 of Schedule “A” of 
this By-law. 

 
6.3.3.2.6.1 Permitted Uses 

All Uses permitted byIn addition to the Uses listed in Table 
6.3.1.12 D.2 Zone and , the following: additional Use shall 
be permitted: 
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• Retail and wholesale fur sales 
 
6.3.3.2.7 D.2-7 (H) 

290 Woolwich Street  
 
As shown on Defined Area Map Number 24 of Schedule “A” of 
this By-law. 

 
6.3.3.2.7.1 Permitted Uses 

Notwithstanding the Uses listed in Section 6.5.1 of this 
By-law, oOnly the following Uses shall be permitted: 
 
A maximum of 10 Townhouse Dwellings, specifically 
excluding a Home Occupation or Accessory Use, and 
allowing a stand-alone residential Use without a 
commercial component. 

 
6.3.3.2.7.2 Regulations 

In accordance with Section 6.3.23 of Zoning By-law 
(1995)-14864, as amended, with the following exceptions: 

 
6.3.3.2.7.2.1 Minimum Front and Exterior Side Yard  

Notwithstanding Table 6.3.32.8, Row 1, minimum Front 
Yard on Edwin Street shall be 1.15 metres and the 
minimum Exterior Side Yard on Woolwich Street shall 
be 1.5 metres. 

 
6.3.3.2.7.2.2 Minimum Rear Yard 

Notwithstanding Table 6.3.23.8, Row 43, the minimum 
Rear Yard on London Road shall be 1.15 metres. 

 
6.3.3.2.7.2.3 Location of Parking Spaces 

Notwithstanding Section 6.3.23.5.2.21.81, a maximum 
of 2 Parking Spaces shall be allowed to locate a 
minimum of 0.3 metres from the Street Line. 

 
6.3.3.2.7.3 Holding (H) Provision 
 Purpose: 

To ensure that development of the lands at 290 Woolwich 
Street does not proceed until the owner has completed 
certain conditions and paid associated costs to the 
satisfaction of the City of Guelph. 

  
 Conditions: 

a. Prior to the removal of the holding symbol “H”, the 
owner shall demonstrate to the City that the subject 
lands known municipally as 290 Woolwich Street have 
been decommissioned for residential Use, in accordance 
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with the current edition of the Ministry of the 
Environment document entitled “Guideline For Use At 
Contaminated Sites In Ontario” and that the owner has 
filed a Record of Site Conditions (RSC). 
 

b. Prior to the removal of the holding symbol “H”, the 
owner and any mortgagees shall enter into a site plan 
control agreement with the City, registered on the title 
of the subject lands known municipally as 290 Woolwich 
Street, and satisfactory to the City Solicitor, including 
all conditions of approval endorsed by Guelph City 
Council. 

 
6.3.3.2.8 
 

D.2-8 
18 Norwich Street East 
 
As shown on Defined Map Number 36 of Schedule “A” of this 
By-law. 

 
6.3.3.2.8.1 Permitted Uses 

All Uses permitted by In accordance with the provisions of 
Table 6.3.1.12 D.2 Zones, and of Zoning By-law (1995)-
14864, as amended, with the following additions: 
 

• Emergency Shelter, in accordance with Section 
4.29.1 and 4.29.3. 

 
6.3.3.2.8.2 Regulations 

In accordance with the provisions of Section 6.3.23 of 
Zoning By-law (1995)-14864, as amended, with the 
following exceptions and additions: 

 
6.3.3.2.8.2.1 Off-Street Parking 

Notwithstanding the provisions of Table 6.3.23.5.1, no 
off-street parking shall be required for an Emergency 
Shelter. 

 
6.3.3.2.9 D.2-10 

93 Surrey St. E. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of 
this By-law. 

 
6.3.3.2.9.1 Permitted Uses 

All Uses permitted by Table 6.3.1.1 D.2 Zone and the 
following: 
 

• Vehicle Body Shop 
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6.3.3.2.10 D.2-11 

128 Norfolk St.  
As shown on Defined Area Map Number 24 of Schedule “A” of 
this By-law. 

 
6.3.3.2.10.1 Regulations 
 
6.3.3.2.10.1.1 Minimum Front Yard 

0.9 metres  
 
6.3.3.2.10.1.2 Minimum Exterior Side Yard 

2.74 metres 
 
6.3.3.2.10.1.3 Off-Street Parking  

Notwithstanding Table 6.3.2.5.1, a minimum of 12 
Parking Spaces shall be provided for a 90 resident 
Nursing Home or Home for the Aged.  

 
6.3.3.2.11 D.2-12 

40-42 Cardigan St.  
As shown on Defined Area Map Number 36 of Schedule “A” 
of this By-law.   

 
6.3.3.2.11.1 Regulations  
 
6.3.3.2.11.1.1 Off-Street Parking  

Notwithstanding Table 6.3.2.5.1, Rows 4, 5, 6, 7, 8 and 
non-residential Uses in Row 2, no off-street parking 
shall be required in the D.2-12 Zone. 
 
Notwithstanding Table 6.3.2.5.1, Rows 1, 2 and 3, no 
off-street parking shall be required for Dwelling Units 
constructed within Buildings which existed prior to 
June 7, 1971. Any addition to the existing Building 
erected after the effective date of this By-law shall 
require Parking Spaces in accordance with Table 
6.3.2.5.1. 
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6.3.3.3 Special Downtown (D.3) Zones 
 
6.3.3.3.1 D.3-1 

70 Fountain St. E., 75, 111 Farquhar St. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of 
this By-law. 

 
6.3.3.3.1.1 Built Form Regulations 
 New Any new Building or addition to an existing Building 

erected after the effective date of By-law (2017)-20187 
Buildings and/or additions shall be in accordance with 
built form regulations in Section 6.3.23.1. 

 
6.3.3.3.2 D.3-2 

35, 60, 74 Woolwich St., 128, 130, 140, 146 MacDonell St., 
1, 59 Carden St.   
 
As shown on Defined Area Map Number 36 of Schedule “A” of 
this By-law. 

 
6.3.3.3.2.1 Required Off-Street Parking Spaces 

Notwithstanding Table 6.3.23.5.1, Rows 4, 5, 6, 7, 8, 
properties within the D.3-2 Zone shall not require Parking 
Spaces. 

 
6.3.3.3.2.2 In D.3-2 Zones Section 6.3.23.1 Built Form Regulations is 

does not applicableapply. 
 
6.3.3.3.3 D.3-3 

81, 91, 95, 97 Farquhar St., 90, 94 Fountain St. E. 
 
As shown on Defined Area Map Number 37 of Schedule “A” of 
this By-law. 

 
6.3.3.3.3.1 Permitted Uses 

All Uses permitted by Table 6.3.1.12 D.3 Zone are 
permitted and the following: 
 

• Dwelling Units legally existing on the date of the 
passing of By-law (2017)-20187 

 
6.3.3.3.3.2 Built Form Regulations 
 NewAny new Building or addition to an existing Building 

erected after the effective date of By-law (2017)-20187 
Buildings and/or additions shall be in accordance with 
built form regulations in Section 6.3.23.1. 
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6.3.3.3.4 D.3-4 
15 Wyndham St. S. 
 
As shown on Defined Area Map Number 37 of Schedule “A” 
of this By-law. 

  
6.3.3.3.4.1 Off-Street Parking 
 Notwithstanding Table 6.3.23.5.1, the Guelph Police Services 

Headquarters requires a minimum of 60 parking spaces for a 
Building with a maximum G.F.A. of 12,000 m2 

  
6.3.3.3.4.2 Built Form Regulations 
  Any new Building or addition to an existing Building 

erected after the effective date of By-law (2017)-20187 shall 
be in accordance with built form regulations in Section 
6.3.23.1. 
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Holding Provision (H30) 
 
Purpose 
To ensure that municipal services are adequate and available, to the 
satisfaction of the City, prior to intensification of the lands.   
 
Interim Uses Prior to Removal of the “H” 
For such time as the “H” symbol is in place, these lands may be Used for all 
Uses permitted in the applicable Zone, subject to the following interim 
Regulations: 
 
Interim Regulations Prior to Removal of the “H” 
For such time as the “H” symbol is in place, only the following replacements, 
additions or expansions of Buildings or Structures legally existing on the 
effective date of this By-law shall be permitted: 
 
a) Modifications to existing Building façade(s). 
b) Minor additions to existing Buildings, to a maximum of 10 square metres. 
 
Conditions 
Prior to the removal of the Holding symbol “H” a municipal services review 
shall be completed to the satisfaction of the City. The scope and boundary of 
the municipal services review will be determined by the City and may include 
but is not limited to: watermain condition and water supply; sanitary sewer 
condition and sanitary capacity; storm sewer condition and capacity; 
stormwater management facility condition and capacity; road and 
intersection condition and capacity; transportation facilities; and hydro 
services. 
 

a) Should the municipal services review demonstrate that all 
necessary municipal services are adequate and available to the 
satisfaction of the City, the “H” may be lifted; or, 

 
b) Should the municipal services review determine that all necessary 

municipal services are not adequate and available, then prior to the 
“H” being lifted, the owner shall: 

• The actual design and construction costs of any required 
municipal services shall be secured, where appropriate and 
in a manner satisfactory to the City, the actual design and 
construction costs of any required municipal services; and, 

• demonstrate that aAny required municipal services have 
shall been designed to the satisfaction of the City; and, 

• demonstrate that aAny required municipal services are 
toshall be constructed to the satisfaction of the City prior to 
the any intensification of the lands. 
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Baker Street Holding Provision (H32) 
 
Purpose: 
To ensure a comprehensive master plan is prepared for the site prior to 
redevelopment and that municipal services are adequate and available, to 
the satisfaction of the City, prior to intensification of the lands.   
 
Interim Uses Prior to Removal of the “H”: 
For such time as the “H” symbol is in place, these lands may be Used for all 
Uses permitted in the applicable Zone, subject to the following interim 
Regulations: 
 
Interim Regulations Prior to Removal of the “H” 
For such time as the “H” symbol is in place, only the following replacements, 
additions or expansions of Buildings or Structures legally existing on the 
effective date of this By-law shall be permitted: 
 
a) Modifications to existing Building façade(s). 
b) Minor additions to existing Buildings, to a maximum of 10 square metres. 
 
Conditions: 
Prior to the removal of the Holding symbol “H”, the following conditions shall 
be completed to the satisfaction of the City: 
 

1. That an Urban Design Master Plan be developed to the satisfaction of 
the City that includes the following items: 
 

a. location of public and/or private streets and laneways; 
b. location, size and configuration of parkland/open space on the 

site; 
c. location, uses and massing of buildings and their relationship to 

adjacent streets and open spaces; 
d. built form transitions to the surrounding community; 
e. shadow impacts; 
f. physical and visual connections to the immediate surroundings 

and broader downtown area; 
g. conceptual streetscape designs for internal streets and adjacent 

public streets to be improved; 
h. heritage attributes to be rehabilitated, conserved and retained in 

the proposed development; 
i. locations for heritage interpretation and/or public art; 
j. general location and lay-out of parking; 
k. provision of affordable housing; and,  
l. environmental features and elements that support the 

Community Energy Plan and the sustainability policies of the 
Official Plan.; and,    
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2. Prior to the removal of the Holding symbol “H” a municipal services 
review shall be completed to the satisfaction of the City. The scope 
and boundary of the municipal services review will be determined by 
the City and may include but is not limited to: watermain condition 
and water supply; sanitary sewer condition and sanitary capacity; 
storm sewer condition and capacity; stormwater management facility 
condition and capacity; road and intersection condition and capacity; 
transportation facilities; and hydro services. 

 
a) Should the municipal services review demonstrate that all 

necessary municipal services are adequate and available to the 
satisfaction of the City, the “H” may be lifted; or, 

 
b) Should the municipal services review determine that all necessary 

municipal services are not adequate and available, then prior to the 
“H” being lifted, the owner shall: 

• The actual design and construction costs of any required 
municipal services shall be secured, where appropriate and 
in a manner satisfactory to the City, the actual design and 
construction costs of any required municipal services; and, 

• demonstrate that aAny required municipal services have 
shall been designed to the satisfaction of the City; and, 

• demonstrate that aAny required municipal services are 
toshall be constructed to the satisfaction of the City prior to 
the any intensification of the lands. 
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Zoning By-law Definitions for Downtown Guelph 
 
“Active Entrance” means a door that is clearly intended and designed to be 
the principal entrance or one of the principal entrances for use on a 
permanent basis, facing a public Street or public square and excludes 
emergency egress doors, garage doors, service doors, loading doors and 
doors giving access to garbage storage areas. 
 
“Active Frontage Area” means a Lot or portion thereof that is subject to 
the Active Frontage Area, as shown on Defined Area Map 65. 
 
“Angular Plane” means an imaginary inclined plane, rising over a Lot, 
drawn at a specified angle from the horizontal, which together with other 
Building regulations and Lot size requirements, delineates the maximum 
bulk and Building Height. 
 
“Automated Parking System” means a mechanical system, wholly 
contained within an enclosed Building or Structure, which moves motor 
Vehicles to a Parking Space without the Vehicles being occupied or 
operated by a human being.    
 
“Bicycle Parking Space” means a Bicycle Parking Space, lLong-tTerm 
and/or a Bicycle Parking Space, Sshort Tterm. 
 
“Bicycle Parking Space, Llong-tTerm” means an area that is equipped 
with a bicycle rack or locker that is accessible, secure, weather-protected and 
for use by occupants or tenants of a Building and is not provided within a 
Dwelling Unit, suite, or on a Balcony. 
 
“Bicycle Parking Space, Sshort-tTerm” means an area for the purpose of 
parking and securing bicycles with a bicycle rack that is accessible for visitors 
to a Building and is located outdoors or indoors but not within a commercial 
suite, Dwelling Unit, secured room, enclosure or bicycle locker. 
 
“Drive-Through Facility” means a Place Used to provide or dispense 
products or services through an attendant, a window, or an automated 
machine to persons remaining in Vehicles in a designated stacking lane(s), 
which may or may not include an order box and menu boards, but does not 
include a Public Parking Facility. 
 
“Floorplate” means the gross horizontal floor area of a single floor 
measured from the exterior walls of a Building or Structure and shall not 
include Balconies. 
 
“Government Office” means a Building or portion thereof Used by the 
public (Federal, Provincial, County or Municipal) sector Government(s) to 
conduct public administration or provide a public service. 
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“Live-Work Unit” shall mean a unit within a Building, in which a portion of 
the unit at grade level may be Used as a business establishment and the 
remainder of the unit shall be a Dwelling Unit and whereby each “live” and 
“work” component within a portion of the unit has an independent entrance 
from the outside and an interior access between the “live” and “work” 
components.  
 
“Mixed-Use Building” means a Building in a Downtown Zone containing 
residential Uses Dwelling Units and at least one other non-residential Use 
permitted by this By-law, where the residential portion of the Building has 
an independent entrance from the outside.  
 
“Public Parking Facility” means a Place other than a Street, Used for the 
parking of Vehicles that is owned by or operated by theon behalf of public 
(Federal, Provincial, County, or Municipal) sector Government(s).  
 
“Service Establishment” means a Place providing services related to the 
grooming of persons (such as a barber or salon), a Place providing the 
cleaning, maintenance or repair of personal articles and accessories (such as 
dry cleaning and laundering), small appliances or electronics, or a Place 
providing services related to the maintenance of a residence or business 
(such as private mail box, photocopying, courier or custodial services), but 
does not include a: Parlour, Adult Entertainment; Small Motor 
Equipment Sales; Storage Facility; Tradesperson’s Shop; Warehouse; 
and Wholesale.  
 
“Stepback” means a portion of a Building that is further set 
backhorizontally recessed from the Building face in accordance with the 
requirements of this By-law. 
 
“Transparent Window” means any window that is not tinted and which 
provides clear visibility from the outside to the interior of the Building.  
 
“Vehicle Rental Establishment” means a place where Vehicles are stored 
and rented to the public, but shall not include Commercial Vehicles, farm 
equipment, Recreational Vehicle, trailer, snowmobile, motorized boat or a 
Vehicle Sales Establishment.  
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Attachment 5- Summary and Analysis of Public Input Received 
 

1 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

1.  Zelinka Priamo 

Ltd. On behalf 
of Ayerswood 
Development 

Corporation 

45 

Yarmouth 
Street 

a. There is an active Zoning By-law 

Amendment application currently under 
review by the City of Guelph on the subject 
lands. We respectfully request that the 

proposed site-specific zoning regulations be 
included within the final version of the 

Downtown Zoning By-law. Depending on the 
timing of the approval of the current Zoning 
By-law amendment application, and the 

approval of the Downtown Zoning By-law, 
amendments maybe required to the site-

specific by-law in both the City’s new and old 
zoning by-laws. 
 

The site specific zoning amendment for 

45 Yarmouth Street was approved by 
City Council on February 13, 2017 and is 
in effect.  

 
Staff Recommendation:  

Staff have incorporated the approved 
site specific zoning for 45 Yarmouth 
Street into the recommended Downtown 

Zoning By-law. See Section 6.3.3.1.25 of 
the recommended By-law.   

 

2. Comments 
from Astrid 

Clos on behalf 
of Skyline 

130 
MacDonell 

Street 
(Co-

operators)  

a. Requesting that the proposed D.3-2 zone be 
revised to permit dwelling units with 

permitted commercial uses in the same 
building and that Retail Establishment and 

Restaurant uses be permitted without a 
maximum GFA of 500 m2 to reflect the 
existing permissions in the CBD.1 zone. 

The proposed D.3-2 zone implements 
the Institutional/Office designation of the 

Downtown Secondary Plan (DSP). This 
designation permits uses such as offices, 

community services and facilities, 
educational and civic uses, hotels and 
other employment uses. Residential uses 

are not permitted in the 
Institutional/Office designation and 

therefore, allowing residential uses 
would not conform with the policies of 
the DSP. As required by the Planning 

Act, a Zoning By-law must conform to 
the Official Plan.   

 
In addition to the primary uses, the 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

Institutional/Office designation allows for 

secondary uses to the main institutional 
or office use. Secondary uses are 
typically required to be subordinate to 

the main use and therefore a maximum 
gross floor area of 500 m2 per unit has 

been included in the proposed zoning. 
This maximum gross floor area is 
consistent with the DSP policies (policy 

11.1.7.8.1).  
 

Staff Recommendation: 
No change. 
  

b. The existing building at 130 MacDonell St. is 
8 storeys in height. Defined Area Map No. 67 

appears to show this property within the 3 to 
6 storey height and another part of this 

property is in the 4 to 8 storey height. 
Please revise the zoning map to include the 
entire property within the 4 to 8 storey 

height.   

Staff has reviewed the property survey 
to confirm lot lines and agrees with the 

comment.  
 

Staff Recommendation: 
Defined Area Map 67, which sets 
minimum and maximum heights, has 

been adjusted to permit 4 to 8 storey 
height for the entire property. 

 

70 

Fountain 
Street 

c. Requesting that the proposed D.3-1 zone 

permit dwelling units with permitted 
commercial uses in the same building and 
that Retail Establishment and Restaurant 

uses be permitted without a maximum GFA 
of 500 m2 to reflect the existing permissions 

See response to comment 2.a. 

 
Staff Recommendation: 
No change. 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

in the CBD.1-4 zone. 

 

55 

Yarmouth 
Street 

d. Requesting confirmation of the limit of the 

D.1-5 zone in relation to the lot fabric and 
corrections to the zoning map as applicable. 
 

Staff Recommendation: 

Zoning has been adjusted based on 
confirmed lot lines.  
 

e. The current CBD.1-5 zone permits the 
required parking spaces to be located within 

23 metres of the building in a zone “which 
permits a parking lot”. This regulation should 

be carried over verbatim to the proposed 
D.1-5 zone.  

Staff Recommendation: 
The wording for the D.1-5 zone has been 

changed to respect the existing 
specialized parking permission as 

follows: 
 
All Parking Spaces required by Section 

6.3.3.1.6.2 shall be located within the 
existing Building or within 23 metres of 

the Building on private property which 
permits a Parking Area.  
 

Parking Area is defined in the Zoning By-
law: “includes a parking aisle and 

parking space but does not include any 
part of a street.” 
 

5 Douglas 
Street 

(Gummer 
Building) 

f. Skyline has entered into agreements 
including timelines with the City related to 

this building. Skyline would like to confirm 
that once the timelines in any agreement 

expire there will not be any new zoning 
regulations applied to what is existing 
development. For example, the existing 

Committee of Adjustment decision A-
36/11 permits three off-street parking 

spaces when the By-law requires a 
minimum of 20 off-street parking 

spaces. An agreement has been 
executed as a condition of the approval.  
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

CBD.1 zone applicable to this property does 

not include a requirement to provide parking 
or visitor parking. The proposed D.1 zone 
requires both parking and visitor parking. 

There should be a notwithstanding regulation 
included in this proposed D.1 zone for 5 

Douglas Street to exempt it from the 
proposed parking and visitor parking 
requirements.  

The CBD.1 zone currently applicable to 

this property requires one parking space 
per dwelling unit (6.3.2.1.2) which has 
been varied through A-36/11. The 

proposed D.1 zone requires one parking 
space per dwelling unit plus 0.05 parking 

spaces per dwelling unit for visitor 
parking.  
 

The existing site specific regulations 
approved by the Committee of 

Adjustment would not be impacted by 
the proposed D.1 zone, and no additional 
parking would be required unless there is 

additional development on the site.  
 

Staff Recommendation: 
No change. 
 

g. The current CBD.1 zone permits a maximum 
building coverage of 100% of the lot area. 

The proposed D.1 zone changes this in Table 
6.3.3.8 (now 6.3.3.7) Row 1 by requiring a 

minimum 1 metre setback from the lot line 
abutting a lane. Please revise the wording to 
require a 1 metre setback from a public lane 

only, and not a private lane.  
 

Staff Recommendation: 
In response to this comment, the By-law 

has been amended to require a 1 metre 
setback from a public lane.  

3. Siobhan Hanley   Include all the street names on the maps  
 

Zoning By-law maps have been 
reviewed. 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

 

Staff Recommendation:  
Street names have been added where 
practical.  

 

4. Bill Harvie  Paisley 

Street 
between 

Norfolk 
and Dublin 
Street 

a. No off-street parking should be required for 

non-residential uses for the section of 
Paisley Street between Norfolk and Dublin.   

 

The area identified is a transition area 

from the Downtown D.2 zone to the 
residential R.1B zone. The intent of the 

D.2 regulations is to balance the 
commercial, service and employment 
uses of the Downtown zone next to 

residential properties. 
 

The recommended Zoning By-law 
reduces the parking ratio requirements 
in the Downtown which will reduce the 

overall parking requirements in this area. 
Staff does not support eliminating the 

requirement for off-street parking in this 
zone. 
 

Staff Recommendation:  
No change. 

 

b. "Live-work" uses in D.2 should only require 1 

parking space for the “live” portion of the 
unit. Additional parking for the "work" 
portion should not be required.  

 

Proposed commercial parking ratios for 

the Downtown have been reduced in 
accordance with recommendations 
provided in the Downtown Guelph 

Parking Supply Requirements 
Memorandum that was prepared by BA 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

Group. Parking required for a site 

specific use or development may be 
reviewed and adjusted through other 
Planning Act applications (such as 

payment-in-lieu of off-street parking or 
minor variance).  

 
Staff Recommendation: 
No change. 

 

5. Comments 

from Astrid 
Clos on behalf 

of Tom 
Lammer 

 a. The Downtown Zoning By-law does not meet 

its intent to encourage private development 
reinvestment in the downtown. The 45 

Yarmouth Street application had fewer 
challenges being approved without the Draft 
Downtown Zoning By-law being in effect.  

 
1. The mechanical penthouse provided 

for this building was not counted as a 
13th storey 

2. Approved a parking ratio of 0.8 

parking spaces per apartment unit 
with no visitor parking spaces and no 

parking for the commercial unit 
3. Approved a 1.1m side yard setback 

next to a heritage building (37 

Yarmouth Street) 
4. Approved building stepback of 2.25m 

5. This application provided 52 bicycle 
parking spaces where the Draft 

The draft Downtown Zoning By-law has 

taken the approach to zone lands to 
implement the built form directions and 

allow for the maximum height provided 
in the DSP. In some cases minor 
variances may be required as it is not 

possible to create site-specific zoning for 
all properties in the Downtown. However, 

a minor variance application is generally 
a less onerous process then a rezoning.  
 

The following responses address the 
comments related to 45 Yarmouth 

Street. If the 45 Yarmouth Street 
application came in under the proposed 
Downtown Zoning By-law, minor 

variances would be required for stepback 
requirements and parking, instead of the 

rezoning undertaken under the current 
Zoning By-law.    
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

Downtown Zoning By-law would have 

required that 57 bicycle parking 
spaces be provided. 

6. The 45 Yarmouth Street property is 

located within a Protected Public View 
Corridor to the Church of Our Lady as 

shown on Schedule D of the 
Downtown Secondary Plan.  

7. The 45 Yarmouth Street site has 

frontages on two roads making 
compliance with the Downtown Zoning 

By-law challenging specifically that, 
“6.3.3.6.1 transformer and 
telecommunications vaults and pads 

shall not be located in the front or 
exterior side yard.” 

8. The Downtown Zoning by-law 
requiring that “6.3.3.6.2 air vents 
associated with a parking structure 

are not permitted in a front or exterior 
side yard unless located a minimum of 

0.2 m below grade” could be 
challenging to comply with for this 
site.  

9. The zoning of the subject property 
includes office as a permitted use 

however, city staff was able to 
support a residential use and did not 
feel that they had an obligation to 

maintain and protect office uses in the 

 

1. An elevator or stairway penthouse 
is exempt from height restrictions 
in accordance with section 4.18 of 

Zoning By-law (1995)-14864. This 
is the current practice city-wide. 

2. A site specific parking ratio was 
approved for 45 Yarmouth Street 
based on a peer reviewed parking 

study (site specific regulations 
have been carried forward in the 

recommended Downtown Zoning 
By-law).  

3. The proposed standard D.1 zone 

has no minimum side yard 
setback.  

4. The current Zoning By-law 
restricts the building height to 6 
storeys and requires a 15 metre 

stepback above the 5th storey. 
The proposed Downtown Zoning 

By-law would require a 3-6 metre 
stepback above the 4th storey. Site 
specific stepbacks for 45 Yarmouth 

Street have been incorporated in 
the recommended Downtown 

Zoning By-law.    
5. 45 Yarmouth Street has provided 

52 long-term bicycle parking 

spaces and 7 short-term bicycle 



Attachment 5- Summary and Analysis of Public Input Received 
 

8 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

downtown related to this specific 

property. 
 

parking spaces. This would comply 

with the proposed requirements of 
the Downtown Zoning By-law. 

6. The proposed building is located 

outside of the protected public 
view corridor. 

7. The proposed building at 45 
Yarmouth Street is built lot line to 
lot line meaning a transformer and 

telecommunications vault would 
be required to be located on the 

right of way. Section 6.3.3.6.1 is 
proposed to be deleted from the 
proposed Downtown Zoning By-

law.  
8. Regulation proposed to be deleted.  

9. 45 Yarmouth Street is designated 
Mixed Use 1 not 
Office/Institutional in the DSP, 

therefore office and commercial 
uses, as well as residential uses, 

are permitted. 
 

 b. Bicycle Parking  
“Table 6.3.3.5.3  
0.68 long term bicycle parking spaces per 

dwelling unit  
0.07 short term bicycle parking spaces per 

dwelling unit  
6.3.3.5.3.2 long term and short term bicycle 

The DSP provides direction for the 
Zoning By-law to establish minimum 
bicycle parking regulations in office and 

apartment buildings (11.1.4.4.4). The 
bicycle parking ratios proposed are 

based on The Downtown Guelph Parking 
Supply Requirements Memorandum that 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

parking space dimensions 0.6m x 1.8m x 

1.2m.”  
The bicycle parking requirements should not 
be included in the Downtown Zoning By-law 

but remain in the Site Plan Guidelines where 
they can be applied to each application 

based on the specific circumstances of each 
proposal. The minimum bicycle parking sizes 
do not reflect the different storage solutions 

available. 
 

was prepared by BA Group. 

 
In response to these comments staff 
have included an exemption for 

apartment buildings with 10 dwelling 
units or less. 

 
Long term and short term bicycle parking 
space dimensions have been removed 

from the recommended By-law and will 
be addressed through Site Plan.  

 
Staff Recommendation:  
Short term and long term bicycle parking 

space dimensions have been removed 
from the recommended Downtown 

Zoning By-law.  
 

c. Transformer and Telecommunication Vaults 
and Pads  
“6.3.3.6.1 transformer and 

telecommunications vaults and pads shall 
not be located in the front or exterior side 

yard.”  
The draft by-law proposes to prohibit at 
grade transformer and telecommunication 

vaults and pads within a front or exterior 
side yard. There may be no other technical 

option than to locate these utilities within a 
front or exterior side yard. This zoning 

In response to these comments staff 
have reviewed and proposed to delete 
these regulations and implement this 

direction through Site Plan approval.  
 

Staff Recommendation:  
Regulation has been deleted.  
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

regulation should either be deleted or be 

revised to require landscape or other 
screening of any at grade transformer and 
telecommunication pads within a front or 

exterior side yard. 
 

d. Air Vents  
“6.3.3.6.2 air vents associated with a 

parking structure are not permitted in a front 
or exterior side yard unless located a 
minimum of 0.2 m below grade.”  

There should not be an air vent regulation in 
the Downtown Zoning By-law. The location 

of air vents should be considered at the time 
of Site Plan approval. 
 

In response to these comments staff 
have reviewed and proposed to delete 

these regulations and implement this 
direction through Site Plan approval.  
 

Staff Recommendation:  
Regulation has been deleted. 

 

e. Off-Street Parking  
“Table 6.3.3.5.1  

1 parking space per dwelling unit required.  
(plus 0.05 parking spaces per dwelling unit 

for designated visitor parking)  
1 parking space per 100 m2 of retail GFA”  
The parking requirements in the Downtown 

Zoning By-law should be reconsidered in 
accordance with the Parking Justification and 

TDM Options Study prepared by Paradigm 
Transportation Solutions Limited dated 
August 2016, the peer review prepared by 

BA Group, the staff recommendation and 
Council approval of 0.8 parking spaces per 

A site specific parking ratio was 
approved for 45 Yarmouth Street based 

on a peer reviewed parking study and 
the implementation of site specific 

transportation demand management 
measures.  
 

BA group reviewed the Downtown 
parking system and Recommended an 

appropriate parking ratio for the entire 
downtown taking into consideration 
typical demand for parking and the 

anticipated public supply of parking; see 
The Downtown Guelph Parking Supply 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

apartment unit with no visitor parking and 

no retail parking being required for 45 
Yarmouth Street. 
 

Requirements Memorandum.  

 
Staff Recommendation:  
No change. 

 

f. Affordable Housing Off-Street Parking  

Consistent with the recommendations of the 
City’s Affordable Housing Report, a reduced 

off-street parking regulation for affordable 
housing units should be included in the 
Downtown Zoning By-law.  

 

The October 11, 2016 Affordable Housing 

Strategy: Final Report put forward an 
action item to review modifications to 

parking requirements for multiple 
residential 
properties and mixed-use developments 

that include affordable residential as part 
of the City’s comprehensive Zoning By-

law. 
 
Staff Recommendation:  

No change. Review and consider as part 
of the comprehensive Zoning By-law 

review. 
 

g. Senior Housing Off-Street Parking  
While the 45 Yarmouth Street application 
includes 55 two bedroom apartment units, 

typical senior apartment units have one 
bedroom units with reduced persons per 

unit. The Downton Zoning By-law should 
include a reduced parking regulation for 
senior housing units consistent with the 

many specialized zoning regulations already 
approved by the City for senior housing on 

Existing parking requirements for seniors 
housing are specialized zones, 
determined on a case by case basis. 

These zones largely pre-date the 1995 
zoning by-law and are not consistent 

with contemporary zoning by-law best 
practices. This issue is not a downtown 
specific zoning issue. As noted in 

comment 5.f., parking ratios for 
affordable housing units, of which 
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(see attached letters for full comments) 

Response 

this basis.  

 

seniors apartments may be one 

example, will be reviewed through the 
comprehensive Zoning By-law.  
 

Staff Recommendation:  
No change. Site specific regulations 

could be assessed on a case by case 
basis through another Planning Act 
application, such as payment-in-lieu of 

off-street parking or minor variance 
application. Review and consider as part 

of the comprehensive Zoning By-law 
review. 
   

h. Rear Yard Setback  
The Downtown Zoning By-law should revise 

the 10 m rear yard zoning regulation. The 45 
Yarmouth Street application approved a 1.1 

m side yard for a 12 storey building next to 
a heritage building. The 10 m rear yard 
regulation is not appropriate in the urban 

downtown environment. 
 

The 10m rear yard setback is not 
required in the D.1 zone. This regulation 

applies to the D.2 zone. The intent of the 
D.2 10 metre rear yard setback is to 

assist in creating an opportunity for a 
parking area or rear yard amenity space. 
In addition, the setback provides a 

transition from the urban core to 
surrounding neighbourhoods. 

 
45 Yarmouth Street is located in the D.1 
zone. The D.1 zone requires a 0m 

setback from the rear and side yard.  
 

Staff Recommendation:  
No change. 
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6. Elbert van 
Donkersgoed 

 a. Catholic Hill should be “taken out of” the 
present bylaw process and delayed until a 

focused study of its value, heritage and 
otherwise, has been completed. Catholic Hill 
has been defined as the hill that extends to 

Glasgow, Waterloo and Paisley.  
 

As outlined in the project scope, the 
Downtown Zoning By-law is not 

addressing Catholic Hill (as defined by 
Northumberland St. to the south, Dublin 
St. N to the west, Cork St. to the north 

and Norfolk St. to the east) or the 
residential area to the South towards 

Waterloo Avenue or west across Dublin 
Street.  
 

The Cultural Heritage Action Plan being 
undertaken will address actions for the 

conservation of cultural heritage 
resources in the downtown and city-wide 
including Catholic Hill.  

 
Staff Recommendation:  

No change. 
 

7. Ian Flett on 
behalf of 
Guelph Old City 

Residents’ 
Association 

Inc. 

 a. Storeys should be defined with height limits 
in metres.  
 
 

Storeys are not currently regulated by 
height in metres in the City’s 
comprehensive Zoning By-law. This is 

more appropriately reviewed city-wide as 
part of the comprehensive Zoning By-law 

review.   
 
Staff Recommendation:  

Review and consider as part of the 
comprehensive Zoning By-law review. 
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 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

 

b. The use of height ranges with only angular 
plane control provides limited guidance 

about when the maximum height is justified 
(and when lesser than maximum heights 
may be appropriate).  
 

The intent of the recommended 
Downtown Zoning By-law is to permit 

the maximum height as of right and 
implement built form standards that will 
shape the building and provide 

appropriate transitions to adjacent land 
uses. This is done using angular planes, 

building stepbacks and building setback 
requirements which ensure that the 
maximum height is appropriate.  

 
Staff Recommendation:  

No change  
  

c. There is no indication that the cultural 
heritage landscape potential of Catholic Hill 
was factored into the drafting of the D.1, 

D.1-1 and D.2 zones adjacent to Catholic 
Hill, nor that the regulations in these zones 

have accounted for the conservation of 
Catholic Hill as sought in the cultural 
heritage policies of the Provincial Policy 

Statement, 2014.  
 

The existing protected public view 
corridors to the Basilica have been 
carried forward in the recommended 

Zoning By-law. This will ensure that the 
Basilica remains a predominant feature 

in the city.  
 
Building heights adjacent to the Catholic 

Hill block were considered through the 
development of the DSP. The 

recommended Zoning By-law is now 
implementing the direction of the DSP.  
 

The Municipal Register of Cultural 
Heritage Properties lists designated and 
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(see attached letters for full comments) 

Response 

non-designated cultural heritage 

resources within the city. Properties 
listed in the register are to be conserved 
using the provisions of the Ontario 

Heritage Act, the policies of the Guelph 
Official Plan and the Provincial Policy 

Statement. The City is undertaking a 
Cultural Heritage Action Plan that will 
identify cultural heritage resources 

across the city and provide 
recommendations as to whether 

properties should be designated under 
the Ontario Heritage Act individually or 
as a heritage conservation district or as a 

cultural heritage landscape.  
  

Staff Recommendation: 
No change to the recommended Zoning 
By-law. The cultural heritage of Catholic 

Hill continues to be protected through 
the Ontario Heritage Act, the Provincial 

Policy Statement and the City’s Official 
Plan.  
 

d. Measures to step down intensity adjacent to 
low rise residential zones through metred 

heights and a maximum of three storeys 
(recognizing applicants may seek more 

through minor variances) would provide for 
a more logical and context-sensitive 

The DSP and Downtown Built Form 
Standards reviewed appropriate building 

heights in the downtown and provided 
additional direction to ensure transition 

between downtown and adjacent 
neighbourhoods. This direction is being 
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(see attached letters for full comments) 

Response 

approach to these adjacent zones.  

 

implemented in the recommended 

Zoning By-law through the inclusion of 
transition regulations where Downtown 
zones are adjacent to residential 

properties. These include additional 
setbacks, angular planes (require 

additional building stepbacks), and use 
restrictions.  
 

Staff Recommendation:  
No change. 

  

8. Catherine 

Killen 

 a. Suggest that a category of "transition 

corridor" be added to the zoning document. 
This category would take the policy 
description of "transition" and "compatibility" 

that exists in the DSP and provide zoning 
that would be specific to "transition 

corridors" in the Downtown area that are 
immediately adjacent to single family homes 
or sensitive institutional properties (for 

example along Norfolk, Dublin, lower Cork, 
Oxford / Paisley etc..) 

 

Staff have considered transition 

regulations including setbacks, angular 
planes and buffer strips in the D.2 zone 
to address concerns with compatibility. 

The D.1 and D.2 zones contain 4 storey 
height limits adjacent to residential 

zones. This is considered compatible with 
adjacent R.1B zones that permit 3 
storeys. In addition, D.1 and D.2 zones 

provide for more restrictive zoning (e.g. 
stepbacks and setbacks) adjacent to R.1, 

R.2, R.3 and institutional zones to 
provide for transition.   
 

Staff Recommendation:  
Additional setbacks for buildings 

adjacent to institutional uses have been 
added.  
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(see attached letters for full comments) 

Response 

 

9. Guelph 
Coalition for 

Active 
Transportation 

 a. The city needs to ensure that minimum 
bicycle parking standards remain intact in 

the bylaws. If the minimum standards are 
successfully reduced by one developer, 
others may follow suit and the integrity of 

the bylaw will be diminished.  
 

Comments noted. Bicycle parking ratios 
are part of the proposed Zoning By-law.  

10. Comments 
from Astrid 

Clos on behalf 
of 1210831 
Ontario Inc.  

169-171 
Woolwich 

Street 
(159-161 
and 169 

Woolwich 
Street 

according 
to City 
records) 

a. The owner is requesting that a Specialized 
D.2 Zone be included in the new Downtown 

Zoning to recognize the existing permissions 
within the CDB.1 Zone.  
 

The Specialized D.2 - __ Zone for 169 - 171 
Woolwich Street should include the 

following;  
 
In addition to the uses permitted by the D.2 

Zone the following uses shall also be 
permitted;  

 
 Financial Establishment  
 Service Establishment with no 

maximum G.F.A.  
 Restaurant with no maximum G.F.A.  

 Retail Establishment with no 
maximum G.F.A.  

 

The D.2 Regulations shall apply with the 
following exceptions;  

Staff has reviewed Schedule C, Land Use 
Plan of the DSP and note that the 

following properties along Woolwich St. 
are within the Mixed Use 1 designation: 
159-161, 169, 173, 175-183 Woolwich 

St. and should therefore have a 
specialized D.1 zone. The draft By-law 

erroneously placed the property in the 
D.2 zone.  
 

The D.1-1 zone permits a Financial 
Establishment as well as a Service 

Establishment, Restaurant and Retail 
Establishment with no maximum G.F.A. 
 

The D.1-1 zone has a minimum 0 metre 
front, side, exterior side and rear yard 

setback requirement. 
 
Parking for commercial uses is not 

required in the D.1-1 zone. Off-street 
residential visitor parking is exempt for 
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 Minimum Front, Side, Exterior Side 

and Rear Yards shall all be required to 
be 0m.  

 The Maximum Building Height shall be 

6 storeys.  
 No off-street parking shall be required 

for commercial and service uses.  
 No off-street visitor parking spaces 

shall be required for residential uses.  

 The Maximum Building Coverage shall 
be 100% of the Lot Area.  

 

buildings with 10 dwelling units or less. 

 
The maximum height established 
through the DSP for this property is 4 

storeys, therefore a 6 storey height is 
not permitted for this site as it does not 

conform to the DSP.   
 
A Financial Establishment could be 

permitted in the D.2 zone as it would 
conform to the DSP. 

 
Staff Recommendation: 
The following properties are   changed to 

a D.1-1 zone: 159-161, 169, 173, 175-
183 Woolwich Street. 

 
A Financial Establishment use (to a 
maximum of 500m2) has been added to 

the permitted use table for the D.2 zone.   
 

b. The setbacks proposed in the D.2 Zone of 
the Draft Downtown Zoning By-law of 3m to 

10m are not appropriate in a downtown 
setting and do not reflect the setbacks of the 
current structures on the property. The 

existing grade of the property lends itself to 
accessing parking from Cardigan Street and 

the building footprint would benefit from the 
0 metre setbacks and the 100% building 

With the change to the D.1-1 zoning, 
there is a minimum setback requirement 

of 0 metres and no regulation for 
maximum building coverage.  
 

Note: A through lot would not have a 
rear yard.    

 
Staff Recommendation:  
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coverage permitted by the existing zoning.  

 

The following properties are changed to 

a D.1-1 zone: 159-161, 169, 173, 175-
183 Woolwich Street. 
 

c. In addition, bicycle parking, the location of 
transformer and telecommunication vaults 

and pads as well as the location of parking 
structure air vents should not be regulated 

in the Downtown Zoning By-law, but should 
instead be included in the City’s Site Plan 
Guidelines to provide the flexibility to 

address site specific circumstances. 
 

See previous responses: 5. b, c, d. 
 

 

 

 

 

11. Michael von 
Teichman  

 

25 
Wellington 

Street  

a. Split height proposed through the Downtown 
Zoning By-law for this property. Consider 

allowing 8 storeys across the 25 Wellington 
Street property as the Official Plan permits 8 
storeys on the easterly half. 

 

The official plan height schedule 
boundaries have been applied to the 

downtown based on property fabric. The 
majority of the lot area for 25 Wellington 
Street is within the 4-8 storey height 

range. 
  

Staff Recommendation:  
Defined Area Map 67 has been amended 
to permit a minimum of 4 storeys and a 

maximum of 8 storeys on the entire 25 
Wellington Street property. This is a 

reasonable refinement based on the 
intent of the DSP. A transition to 
neighbouring low rise residential 

properties will be maintained by the 45 
degree angular plane requirement.       
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12. Good Growth 
Guelph (GGG) 

 a. Encourage the planning department to 
ensure that provision is made to ensure that 

the heritage buildings are protected as 
intensification occurs in the downtown core. 
 

Tall buildings need to be compatible with the 
surrounding existing infrastructure – 

especially along the Heritage Rivers. 
 

The Municipal Register of Cultural 
Heritage Properties lists designated and 

non-designated cultural heritage 
resources within the city. Properties 
listed in the register are to be conserved 

using the provisions of the Ontario 
Heritage Act, the policies of the Guelph 

Official Plan and the Provincial Policy 
Statement. 
 

Also, the City is undertaking a Cultural 
Heritage Action Plan (CHAP) that will 

identify cultural heritage resources 
across the city and provide 
recommendations as to whether 

properties should be designated under 
the Ontario Heritage Act individually or 

as a heritage conservation district or a 
cultural heritage landscape.  
 

Building height locations were studied 
and established through the DSP based 

on topography and on the principle of 
reconnecting with the river. In addition, 
OPA 48 contains policies for development 

adjacent to the river corridors.   
 

The DSP plans for taller buildings in 
specific locations where they would have 
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minimal impacts on existing 

neighbourhoods and the Downtown 
historic core, as well as being located 
outside of the protected public view 

corridors to the Basilica of Our Lady. For 
example, height regulations within the 

view corridors override any other height 
permission (e.g. some properties along 
Cork Street). 

 
Staff Recommendation: 

No change. 
 

13. George 
Renninger & 
Cynthia Folzer 

 

 a. Buildings outside the commercial core should 
be consistent with existing buildings in the 
neighbourhood.  

 

Transition regulations have been 
included where Downtown zones are 
adjacent to residential properties. These 

include additional setbacks, angular 
planes (require additional building 

stepbacks), and use restrictions. These 
regulations ensure appropriate transition 
from higher-density commercial, service 

and employment uses to the surrounding 
residential areas.  

 
Staff Recommendation:  
No change. 

 

b. Buildings should have a maximum height, 

rather than a maximum number of storeys. 
 

Building height is not currently regulated 

in metres in the City’s comprehensive 
Zoning By-law. This is more 
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appropriately reviewed city-wide as part 

of the comprehensive Zoning By-law 
review.   
 

 
Staff Recommendation:  

No change. Review and consider as part 
of the comprehensive Zoning By-law 
review. 

 

c. On p. 4 of the Staff Report, item (2), I read 

that “For example, proposed front yard 
stepback requirements (see Figure 1) ensure 

the heritage character of the street is 
maintained and limits the impact of taller 
buildings by creating a more comfortable 

public realm.” According to Fig. 1, the 
setback requirement is for storey 4 

(possibly) and higher. These are not front 
yard stepbacks. 
 

Stepback, as defined in the Downtown 

Zoning By-law, means a portion of a 
building that is further set back from the 

building face in accordance with the 
requirements of this By-law. The 
requirement for a building stepback is 

above the fourth storey for properties in 
the historic core of Downtown.  

 
A setback is the minimum distance from 
a building or structure to a property line. 

The Downtown Zoning By-law outlines 
setback regulations within the zone 

requirements.  
  
Staff Recommendation:  

No change.  
 

d. Visible in the perspective model for the 
future downtown, but not mentioned in the 

St. George’s Square design is not within 
the scope of this project and is not part 
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by-law update, is a round-about where 

Quebec and Wyndham Streets meet. For the 
downtown to be pedestrian friendly, visitors 
need to be able to cross from one side of 

Wyndham to the other and cross Quebec 
Street where it meets Wyndham without 

difficulty. Round-abouts are known hazards 
to pedestrians. 
 

of the Downtown Zoning By-law Update 

project. 
 
Staff Recommendation:  

No change. 

14. Julien Jacques  a. Table 6.3.2 shows that there will no longer 
be allowed the construction of Single 

Detached homes in many areas.  
 

The proposed By-law does not permit 
single detached and semi-detached 

dwellings in the D.1 zone (Table 6.3.2). 
The D.1 zone is largely the core of the 

Downtown. The purpose of this area as 
outlined in the DSP is to accommodate a 
broad range of uses in a mix of highly 

compact development forms. In addition, 
the D.1 zone replaces the existing 

Central Business District 1 (CBD.1) zone 
of the current Zoning By-law (1995)-
14864. The existing CBD.1 zone does not 

permit single detached or semi-detached 
dwellings.  

 
As proposed in the By-law, single 
detached and semi-detached dwellings 

are permitted in the D.2 zone. These 
areas are historically mostly residential 

with a mix of housing styles that have 
evolved to accommodate a range of uses 
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in partially or fully converted houses.  

 
Staff Recommendation: 
No change 

 

b. Section 6.3.3.5.1 states that 1 parking spot 

is required per unit. I think this should be 0.  
 

BA group reviewed the Downtown 

parking system and Recommended an 
appropriate parking ratio for the entire 

downtown taking into consideration 
typical demand for parking and the 
anticipated public supply of parking; see 

The Downtown Guelph Parking Supply 
Requirements Memorandum 

 
Staff Recommendation: 
No change. 
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December 13, 2016 

Guelph City Hall 
1 Carden Street 
Guelph, Ontario 
N1 H 3A1 

PLANNING CONSULTANTS 

Attention: David de Groot, MCIP, RPP, MUDS, Senior Urban Designer 

Re: Draft Downtown Zoning By-law- September 2016- Skyline 

Project No. 1630 

Via email only. 

We appreciate the time that staff took to meet with us on October 13, 2016 to review the Draft 
Downtown Zoning By-law as it relates to the Skyline properties. Thank you for providing 
answers to our questions and responding to our comments. This has allowed us to create a 
short list of remaining zoning concerns and comments which are outlined in this letter. 

130 MacDonell Street (Co-operators) 

130 MacDonell Street is zoned CBD.1 Zone within the current Zoning By-law. The current 
Central Business District CBD.1 Zone permits dwelling units with permitted commercial uses in 
the same building. The CBD.1 Zone also permits uses such as Retail Establishment and 
Restaurant without a maximum GFA. 

The proposed D.3-2 Zone for 130 MacDonell Street does not permit dwelling units and limits 
Retail Establishment and Restaurant each to a Maximum GFA 500 m2 

The existing permissions of the CBD.1 Zone including the ability to have residential units and 
commercial uses greater than a total maximum 500 m2 of GFA are important to Skyline for a 
number of reasons. 

Over time the existing office uses may transition to a hotel or dwelling units to match the market 
demand. Many urban markets have seen such a transition. Maintaining office as a permitted 
use protects this employment use over the long term, however, a vacant building in the 
downtown that is unable to have the flexibility to meet the market demand for other uses is not a 
benefit to the municipality. The City of Guelph Official Plan in section 2.4.6 Urban Growth 
Centre (Downtown Guelph) states that, "Downtown Guelph will continue to be a focal area for 
investment in office-related employment, commercial, recreational, cultural, entertainment, 
and institutional uses while attracting a significant share of the City's residential growth." 
This request is to maintain the existing permissions in the current CBD.1 Zone while also 
continuing to allow office as a permitted use. 

If the current building was converted to a hotel use, for example, the ~round floor and second 
floor would be desirable as retail and restaurant uses without the 500 m GFA maximum. 

Alternatively, even if the building were not converted, it is not inconceivable that as the digital 
age continues to evolve, the existing or a replacement office tenant or tenants could remain in 
the building but no longer require all of the existing office space. By way of specific example, if 

423 Woolwich Street, Suite 201 , Guelph, Ontario, N1H 3X3 
Phone (519) 836-7526 Fax (519) 836-9568 Email astrid.clos@ajcplanning.ca 



-2-

the existing meeting space on the main floor were no longer required and released back to the 
landlord, the landlord would need to find an alternate use for such space. It is possible that 
given the nature of the building (otherwise fully tenanted) and the nature of available space 
(formerly meeting room space at ground level), the landlord may not be in a position to re-lease 
such space as office. The existing zoning provides flexibility within the downtown to allow uses 
such as a restaurant and retail uses to provide services for the employees in the building. Since 
the GFA of the ground floor of the property exceeds the proposed restrictions for restaurant and 
retail uses, this option would not be available under the proposed change to the Downtown 
Zoning. 

Maintaining the ability for unrestricted restaurant and retail space is an important flexibility 
consideration. The success of the current CBD Zones lie in the flexibility to permit the evolution 
of building uses over time to respond to market changes. 

In summary, for 130 MacDonell Street Skyline is requesting that the proposed D.3-2 Zone 
permit dwelling units with permitted commercial uses in the same building and that 
Retail Establishment and Restaurant uses be permitted without a maximum GFA to 
reflect the existing permissions in the CBD.1 Zone now enjoyed by the subject property. 

In addition, the existing building is 8 storeys in height. Defined Area Map No. 67 -
Downtown Minimum and Maximum Building Height appears to show part of this property 
within the 3 to 6 storey height and another part of this property in the 4 to 8 storey 
height. If this is the case please revise the zoning mapping to include the entire property 
within the 4 to 8 storey height. 

70 Fountain Street 

70 Fountain Street is zoned Central Business District CBD.1-1 within the current Zoning By-law. 
The current CBD.1-1 Zone permits dwelling units with permitted commercial uses in the same 
building. The CBD.1-1 Zone also permits uses such as Retail Establishment and Restaurant 
without a maximum GFA. 

The proposed D.3-1 Zone for 70 Fountain Street does not permit d~~Velling units and limits Retail 
Establishment and Restaurant each to a Maximum GFA 500m2

. 

The existing permissions of the CBD.1-1 Zone including the ability to have residential units and 
commercial uses greater than a total maximum 500 m2 of GFA are important to Skyline for a 
number of reasons. Over time the existing office uses may transition to a hotel or dwelling units 
to match the market demand. Many urban markets have seen such a transition. Maintaining 
office as a permitted use protects this employment use over the long term, however, a vacant 
building in the downtown that is unable to have the flexibility to meet the market demand for 
other uses is not a benefit to the municipality. The City of Guelph Official Plan in section 2.4.6 
Urban Growth Centre (Downtown Guelph) states that, "Downtown Guelph will continue to be a 
focal area for investment in office-related employment, commercial, recreational, cultural, 
entertainment, and institutional uses while attracting a significant share of the City's 
residential growth." This request is to maintain the existing permissions in the current zoning 
by-law while continuing to allow office as a permitted use. If the current building was converted 
to a hotel use, for example, the ground floor and second floor would be desirable as retail and 
restaurant uses without the 500m2 GFA maximum. 



 
 

  



  

From: Siobhan Hanley 
Sent: February-01-17 2:28PM 
To: Downtown Plan 
Cc: 'Siobhan Hanley' 
Subject: RE: Downtown Zoning By-law Update 

Hello from Siobhan Hanley 
know exactly where things are on the map. 

Please put all the street names on the maps so we 



 

From: Bill Harvie 
Sent: February-16-17 1:48PM 
To: Downtown Plan 
Subject: Re: Downtown Zoning By-law Update 

Hello David, 

Thank you for the opportunity to comment. As noted to your group in the past, I own 
and am broadly supportive of the proposed zoning changing to D2. 

I have only one suggestion - that for the section Paisley Street between Norfolk and Dublin, there 
be no on-property parking required for non-residential uses and it be treated in the same manner 
as CBDI. 

Lifting this parking restriction for non-residential use will allow this distinct row of properties to 
reach its full potential as a graceful commercial transition into the downtown core. It is not 
difficult to imagine how the this section of Paisley could become as desirable an urban feature as 
Halifax's Hydrostone Market - http://hydrostonemarket.ca/about/ 

To use some local examples- removing the proposed minimum parking requirement for this 
section of Paisley Street could allow for the next With the Grain to establish. Especially with 
Guelph's pursuit of a Green and walkable community, there is no reason to hang-on to the notion 
that each property requires its own parking lot in order to allow the public to stop by and 
purchase a loaf of bread, or sit down at a cafe table and enjoy a lunch. Not only does such a 
parking restriction present a deterrent for such businesses to establish in the first place, but 
should they establish, it can subsequently encourage what must be seen as undesirable actions
acquiring adjacent property to fall trees and demolish buildings, in order to satisfy bylaw 
requirements for minimum parking requirements. 

Another local example is Folkway Music. I am sure you are familiar with the story, but the 
below quotation says it all: 

"It was about parking," he explains. "You need a certain number of parking spots for X' square 
footage of retail space and for my shop, I needed eight spaces but few of those buildings have 
those. So, basically, I cou/dn 't find a place in Guelph that was suitable for my needs and the City 
wasn't terribly amenable about making it happen. Certainly they'd put it through the 
adjustments process but it wasn 't going to happen quicldy enough to buy a building. " 

from The reason why Guelph lost Folkway Music is hard to fathom 
https://www.gue/phmercury.com/opinion-storvl6896360-the-reason-why-gue/ph-lost-folkwav
music-is-hard-to-{athom/ 

Despite the many positive and progressive aspects of the overall Downtown Zoning By-Law 
Update, the proposed D2 parking requirements for commercial will leave this high-potential 
section of Paisley Street in a zoning no-man's-land ... where on paper there is a nice vision, but in 
practice commercial uses are impossible, unless wrecking balls are swung to make way for 
pavement on what are very small lots, largely occupied by existing buildings. 



 
 



February 27, 2017 

Guelph City Hall 
1 Carden Street 
Guelph, Ontario 
N1 H 3A1 

PLANNING CONSULTANTS 

Attention: David de Groot, MCIP, RPP, MUDS, Senior Urban Designer 

Re: Draft Downtown Zoning By-law- September 2016 

Project No. 1227 

Via email only. 

These comments are provided on behalf of Tom Lammer, the owner of a number of properties 
located in downtown Guelph. We INOuld be pleased if the suggested changes could be made to 
the Downtown Zoning By-law prior to the by-law being presented to Council for approval. 

The Downtown Secondary Plan is intended to "encourage private development and 
reinvestment downtown." Section 11.1.8.1 .4 of the Downtown Secondary Plan states that; 

"the City recognizes the need to be somewhat flexible and allow for well-designed buildings 
that respond appropriately to the conditions of their site and its surroundings and are consistent 
with the principles of this Plan. Where "generally" is used to qualify a built form policy found in 
Section 11. 1. 7 of this Plan, it is the intent that the policy requirement shall be met except where 
an applicant has demonstrated to the City's satisfaction that site specific conditions warrant 
considerations of alternatives, and that the proposed alternative built form parameters meet the 
general intent of the policy. Such exceptions shall not require an amendment to this 
Secondary Plan." 

As an example, on February 13, 2017 staff recommended and City Council approved a new 
development application for the downtown located at 45 Yarmouth Street. This is one of the 
first downtown development applications approved since the Downtown Secondary Plan came 
into effect. This application doubled the zoning "as of right" building height from 6 up to 12 
storeys, permitted a parking ratio of 0.8 parking spaces per apartment unit with no visitor 
parking spaces and no parking for the commercial unit being provided. It should be noted that 
the mechanical penthouse provided for this building was not counted as a 13th storey and no 
specialized zoning regulation was required in the site specific zoning to accommodate it. This 
application at 45 Yarmouth also approved a 1 .1m side yard for a 12 storey building next to the 
heritage building located at 37 Yarmouth Street and a building stepback of 2.25 m where the 
Downtown Secondary Plan policies recommend a stepback of 3 to 6 m. This application 
provided 52 bicycle parking spaces where the Draft Downtown Zoning By-law would have 
required that 57 bicycle parking spaces be provided. Hovvever, no specialized zoning request 
was required since the Downtown Zoning By-law was not yet in effect. The 45 Yarmouth Street 
site also has frontages on two roads making compliance with the Downtown Zoning By-law 
challenging specifically that, "6.3.3.6.1 transformer and telecommunications vaults and pads 
shall not be located in the front or exterior side yard." 

423 Woolwich Street, Suite 201, Guelph, Ontario, N1H 3X3 
Phone (519) 836-7526 Fax (519) 836-9568 Email ast rid.clos@ajcplanning.ca 



-2-

The 45 Yarmouth Street property is located within a Protected Public View Corridor to the 
Church of Our Lady as shown on Schedule D of the Downtown Secondary Plan. In addition, the 
Downtown Zoning by-law requiring that "6.3.3.6.2 air vents associated with a parking structure 
are not permitted in a front or exterior side yard unless located a minimum of 0.2 m below 
grade" could be challenging to comply with for this site. The zoning of the subject property 
includes office as a permitted use however, city staff was able to support a residential use and 
did not feel that they had an obligation to maintain and protect office uses in the downtown 
related to this specific property. 

The 45 Yarmouth Street application had fewer challenges being approved without the Draft 
Downtown Zoning By-law being in effect. This is contrary to the intent of the Downtown Zoning 
By-law to be flexible and to encourage private development reinvestment in the downtown. 
Including very specific regulations in the Downtown Zoning by-law, rather than allowing these as 
conditions to be satisfied through the Site Plan approval process, as was done for 45 Yarmouth 
Street, is contrary to the purpose and intent of the Downtown Secondary Plan. 

Bicycle Parking 

"Table 6.3.3.5.3 

6.3.3.5.3.2 

0.681ong term bicycle parking spaces per dwelling unit 
0. 07 short term bicycle parking spaces per dwelling unit 

long term and short term bicycle parking space dimensions 0.6m x 1.8m x 1.2m." 

The bicycle parking requirements should not be included in the Downtown Zoning By-law but 
remain in the Site Plan Guidelines where they can be applied to each application based on the 
specific circumstances of each proposal. The minimum bicycle parking sizes do not reflect the 
different storage solutions available. 

Transformer and Telecommunication Vaults and Pads 

"6.3.3.6.1 transformer and telecommunications vaults and pads shall not be located in the 
front or exterior side yard." 

The draft by-law proposes to prohibit at grade transformer and telecommunication vaults and 
pads within a front or exterior side yard. There may be no other technical option than to locate 
these utilities within a front or exterior side yard. This zoning regulation should either be deleted 
or be revised to require landscape or other screening of any at grade transformer and 
telecommunication pads within a front or exterior side yard. 

Air Vents 

"6.3.3.6.2 air vents associated with a parking structure are not permitted in a front or 
exterior side yard unless located a minimum of 0.2 m below grade." 

There should not be an air vent regulation in the Downtown Zoning By-law. The location of air 
vents should be considered at the time of Site Plan approval. 



 
 

  



 

TERRA COEUR Services for Good Food & Farming 
Elbert van Donkersgoed 

February 28, 2017 

David de Groot, Senior Urban Designer 
Infrastructure, Development and Enterprise Services 
Planning, Urban Design and Building Services 
City of Guelph 

Hello David de Groot, 

RE: Downtown Zoning bylaw 

A few thoughts confirming my views about the future of Guelph' s downtown. 

Catholic Hill is not just another piece of the downtown periphery. It needs its own 
development concept enshrined in the bylaw. I define Catholic hill as the topographical 
hill that extends to Glasgow, Waterloo and Paisley. 

The uniqueness of Catholic Hill is underrated in the present draft of the bylaw. New 
buildings have a tendency to be built with exteriors that are artificial (gray and glass) 
rather than natural stone. This characteristic alone sets it off from what is likely to come 
to the downtown in the future. 

The visual impact of change on immediate neighbours or on the many appreciative 
Guelphites who cherish the view where they live, work and walk on the hill should be 
central. 

Catholic Hill is an iconic tourist attraction and central to Guelph's tourism future. But the 
tourist factor should not overshadow the community's own appreciation ofthe site. Its 
neighbours deserve more consideration in the bylaw. 

Change will come to the hill. When finalized, this bylaw will be guiding the city in a time 
of drones, ebikes and self-driving cars; each of which will change how we live near or 
use the downtown. The value of the hill needs clear recognition now or we will be at risk 
of constant competition from other economic/development interests as we have 
already experienced for 75 Dublin. I do not support any construction over three stories 
on the slopes of the hill. 
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Bottom-line, Catholic Hill should be "taken out of'' the present bylaw process and 
delayed until a focussed study of its value, heritage and otherwise, has been completed. 
I could live with simply putting an "Holding" designation on the hill until studies are 
completed but clearly sending it on its own path is strongly preferred. Leaving the 
zoning of the hill as is until studies are done is the more comfortable option. 

My background in agriculture and food leads to one additional observation. Guelph has 
a long history with Ontario's agricultural sector. But agriculture has left the downtown, 
except for the farmers market. Meanwhile a lot of agriculture related groups have 
offices on the periphery of the city, Stone Road and farther out. I suspect that the 
offices I worked from in the 80s and 90s was the last farm group in the downtown. The 
National Farmers Union had offices in the Gum mer building until the early 80s. We need 
a facility in the downtown that brings in the energy of agriculture and food (likely to be 
the largest economic sector in the province). 

Please give these concerns your full attention. 

Elbert van Donkersgoed P. Ag. (Hon.) 
Curator/Editor, Local Food News 
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ERIC K . G I LLESPI E P ROFESSI ONAL C ORP O R ATION 

B A RRIST E R S & SOL I CITORS 

February 2 8, 2 01 7 

Delivered by email 

cl erks@guel ph. ca 

M r. Stephen O'Brien 

City Clerk 

City of Guelph 

1 carden Street 

Guelph, ON N1H 3A1 

Dear Mr. O'Brien: 

Re: Comments concerning Draft Downtown Zoning By-law 

II'N FLETT, J.D. 
TeleP,me: +1 (416) 703-5400 

Direct: +1 (416) 703-7034 
Fax +1 (41 6) 703-9111 

Emeil: lllelt@gillesp elaw.ca 

We are the lawyers for the Guelph Old Oty Residents' Associat ion Inc., ("GOCRAI') a group that Is generally 

concerned with planning matters in Guelph's downtown with a special emphasis on the preservation of 

the City's cultural heritage. 

We have revi ewed the Draft Downtown Zoning By-law and provide the following comments on GOCRA/s 

behalf: 

Heights 

o Heights designated in storeys is am bi guo us without metered height lim its. A 12 storey 

building with 2.43 metre ceiling heights compared to a 12 storey building with 3 metre 

ceiling heights would have an overall height difference of 6 metres. 

o The use of height ranges with only angular plane control provides limited guidance about 

when the maximum height is justified (and when lesser than maximum heights may be 

appropriate). 

While OPA43 calls for the Church of Our Lady's to be most prominent in the downtown, the Draft 

Downtown Zoning By-law provides insufficient guidance in the 0.1, 0.1-1 and 0.2 areas adjacent 

to the Church lands. 

o OPA 43 poli cy 11.1.7.2.3 (h) demands the prominence of the Church of Our Lady, but few 

policies in the above referenced zones address how that is achieved; 

I II ~ ~ I 11 ~ ~ 1 I c l I 1. ... ~ ~ s II 1 I \. (o n I) r rl r ' II ' ~ • 0 11 I •• r 1 ,, t\t 'i l""' I (.: J . ~: I II ~ d • 
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From: Active Guelph [ rnailto:activeguelph@grnail.com] 
Sent: March 2, 2017 6:36AM 
To: David deGroot 
Subject: Bicycle parking minimums in proposed Downtown Zoning Bylaw Amendment 

Dear Mr. Degroot, 

Guelph Coalition for Active Transportation, (GCAT) is pleased that the proposed 
Downtown Zoning Bylaw Amendment mandates bicycle parking minimums. Since 
GCAT's mission is to increase the quantity, quality and safety of active transportation 

in Guelph, we are encouraged when we see bylaw amendments that address the 
need for improved cycling infrastructure in the downtown area. 

We are especially encouraged that the proposed Downtown Zoning By-Law 
amendment is requiring a minimum of .68 bicycle spots per long term residential 

units, as well as .68 spots for dwelling units in mixed use buildings. The amendment 
also requires .085 spots for retail, and .17 spots for office uses per 100 metre 
squared. We are also pleased that 4% of required parking for other non residential 
uses must be dedicated to bicycle parking 

These minimum standards for bicycle parking are reasonable. Because they are 

reasonable, the city needs to ensure that these minimums remain intact in the 
bylaws. If the minimum standards are successfully reduced by one developer, others 
may follow suit and the integrity of the bylaw will be diminished. As a result, the 
city's efforts toward increasing cycling modal share, encouraging people to reduce 
car use, and reaching energy efficiency goals will all be minimized. 

Please ensure that going forward, that when these reasonable regulations are tested 
by developers who may want to lower these minimum bike parking standards, that 
they are maintained in the Bylaws so that we can achieve the healthy, vibrant, livable 
city that we all desire. 

Sincerely, 
Yvette Tendick 
President, Guelph Coalition for Active Transportation 



 
  



 

 



 

From: M von Teichman [mailto:mike@grandviewpma.com] 
Sent: March 21, 2017 3:04PM 
To: David deGroot; Nancy Shoemaker; M von Teichman 
Subject: 25 Wellington- Downtown By Law Update 

David 
Hope this finds you well. I was hoping it was possible to provide feedback for the Proposed Downtown 
By-Law update that is currently taking place. I believe the deadline is the end of March. 
We have waived conditions and will close on 25 Wellington Street this fall. Since the Official Plan permits 
8 storey buildings on the easterly half of 25 Wellington, we would like the zoning to reflect this 
permission rather than being restricted to a lesser height which is what the Dl Zone specifies for this 
property. 
Please let me know if you need anything else to support this request. 

Thanks 
Mike 

Michael von Teichman 
Grandview Property Management 
Mike@GrandviewPMA.com 
416-817-3337 
178 St. George Street 
Toronto, Ontario 
MSR2M7 



May 23, 2017 

Delivered by email 

David.deGroot@guelph.ca 

Mr. David DeGroot 

David de Groot, MCIP, RPP, MUDS I Senior Urban Designer 

City of Guelph 

Dear David: 

Re: Comments concerning Draft Downtown Zoning By-law 

Please find attached the comments concerning the draft downtown zoning by-law from 

Good Growth Guelph 

Lin Grist 

for Good Growth Guelph 

Good Growth Guelph: A Citizens Community Group 
1 



Comments concerning Draft Downtown Zoning By-law 

Good Growth Guelph 

Organizational Context 

Good Growth Guelph (GGG) is a citizen-led group formed initially with the purpose of 

ensuring Guelph residents' perspective on the proposed Growth and Greenbelt Plans of the 

province contributed to that review. The mandate and focus of the group is on the how of 

growth to meet the needs of its current and future residents. The 3 over-arching principles 

of the organization are: 

Quality of life of all Residents of Guelph 

• What do we want to maintain? 

• How and What do we want to grow? 

• How are we going to manage costs? 

Comments 

GGG was not formed until the late summer of 2016, so was not involved in stages one, two and 
three of the Downtown Secondary plan, but is aware that the city provided opportunities to all 
sectors of the community to provide input and advice on the plan. The Downtown Zoning By-law 
Amendment (DZBA) is designed to implement the City of Guelph's Downtown Guelph Urban Growth 
Centre (UGC) as mandated by the Province under the Places to Grow legislation. The Downtown 

Secondary Plan (DSP), which was approved by the Ontario Municipal Board in 201 2 provides the 
vision for the Urban Growth Centre. 

While Good Growth Guelph is commenting rather late in this very lengthy process, we trust that our 
comments will prove useful to city planners on stage four of the Downtown Secondary plan- the 

DZBA. 

GGG is general in agreement with the provisions made in this zoning amendment to encourage 
downtown: 

• Building intensification 

• More Employment 

• More People to live and/or work 

Good Growth Guelph: A Citizens Community Group 
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Comments concerning Draft Downtown Zoning By-law 

Good Growth Guelph 

In addition we are pleased to see that the zoning encourages in fill to meet intensification targets in 

addition to new builds and that provision has been made to encourage more bicycle and pedestrian 

use. 

We note that the planning department has made it clear that natural heritage features are under the 

purview of the province; as Mr. De Groot said in his presentation to council on September 12, 2016" 

it's a special policy of the province". Given that there are two national heritage tributaries which run 

through Guelph, as part of the Grand River watershed, it is encouraging to know that the planning 

department will ensure the protection of these and other natural heritage features within the city 

boundaries. 

The downtown area, is also home to many of Guelph's heritage buildings, and while, there is a 

Heritage Committee which gives advice to council on all matters related to heritage buildings, we 

note that Guelph, unlike many other cities, does not have a heritage register. We would encourage 

the planning department to ensure that provision is made to ensure that the heritage buildings that 

have made Guelph an attractive economic choice for business and commercial interests are 

protected even as intensification occurs in the downtown core. 

We are encouraged that the zoning permits live-work units in the downtown core, this means, apart 

from anything else, that the downtown will not be hollowed out at night, thus encouraging more 

retail and restaurants to migrate to the downtown. 

We note that the downtown zoning allows for increased building heights, and while we agree that 

there is room for this type of intensification, we would caution the planning department that such 

buildings need to be compatible with the surrounding existing infrastructure- this is especially true 

in the boundary areas around the downtown zone and along the Heritage Rivers. If the downtown 

area is to become a vibrant live/work area, then it needs to be accessible and walkable for both its 

immediate residents and people coming into the downtown core. 

Active frontage (and we note that the zoning encourages this) to encourage a continuous 

commercial street wall that is interesting for pedestrians will support retail vitality in the downtown. 

Since a greater portion of the growth both in the established provincial growth plan and the more 

recent proposed provincial growth plan is to be on brownfield sites and further that the city will not 

be expanding its boundaries- the how of development takes on a greater role. 

Good Growth Guelph: A Citizens Community Group 
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Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

1. Grand River 

Conservation 
Authority  
 

 a. No objections to the proposed zoning by-law 

amendment. 

Staff Recommendation: 

No change. 
 

2. Guelph Hydro 
Electrical 

Systems Inc. 

 a. Guelph Hydro disagrees with the restriction 
imposed on the placement of distribution 

equipment. In some cases the front or 
exterior side yard placement may be the 

only practical option for transformers, vaults 
and pads. 
 

In response to other concerns raised, 
this regulation is recommended to be 

deleted from the Zoning By-law (see 
comment 5.c.) and will be addressed 

through site plan approval. 
 
Staff Recommendation: 

Delete proposed regulation. 
 

   b.  Guelph Hydro would like the opportunity to 
comment on the suitability of hydro services 

within and for zones with the “h” holding 
symbol in place.  
 

The Municipal Services Review will be 
scoped by the City and may include 

hydro services as noted in the holding 
symbol.  
 

Staff Recommendation: 
No change. 

 

3.    Upper Grand 

District School 
Board 
(red text 

submitted by 
Respondent) 

 a. Requesting that zoning regulation 6.3.3.1.4 

(now 6.3.3.1.3) be revised to expand the 
stepback requirements when a property is 
abutting a school or secondary school use.  

…Stepbacks shall be measured from the 
Building face of the 3rd Storey facing a 

Street or any lot line with a school or 
secondary school use including active and 
passive use areas for school activities. 

 

DSP policy 11.1.7.3.6 provides directions 

for stepbacks to be provided from a 
public street or park and does not 
include reference to school sites.  

 
Staff do not recommend additional 

stepbacks for a building where a lot line 
abuts a school property. Additional 
stepbacks could create opportunities for 

rooftop, balcony, terrace outdoor 
amenity space, thereby creating issues 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

with overlook to the school property.    

 
Staff Recommendation: 
No change. 

 

  b. Requesting that zoning regulation 

6.3.3.3.1.4 be revised to expand the 45 
degree angular plane required for R.1, R.2 or 

R.3 zones to include school or secondary 
school uses.  
Where a Lot Line of a Downtown Zone 

abuts a R.1, R.2, R.3 Zone or school or 
secondary school use including active and 

passive use areas for school activities, 
Building Heights shall not exceed an 
Angular Plane of 45 degrees in accordance 

with the following:…  
 

Angular plane requirements in the 

existing Zoning By-law (1995)-14864 are 
applied to street lines and parks. 

 
The staff recommended angular plane 
regulations are based on Performance 

Standard #15 in the City’s Downtown 
Built Form Standards which provides 

direction for rear yard angular planes 
where a transition to adjacent low-rise 
development occurs. 

 
Staff do not recommend an angular 

plane for a building where a lot line 
abuts a school property. Angular planes 
may create opportunities for rooftop, 

balcony, terrace outdoor amenity space, 
thereby creating issues with overlook to 

the school property. 
 
The proposed setbacks along with the 

required buffer and height limit will 
create appropriate built form adjacent to 

school properties.     
 
Staff Recommendation: 

No change. 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

 

  c. Further, request that the definition of 
Angular Plane include the requirement for 

the measurement of the angular plane 
should be taken from the property line, 
where the property abuts a school or 

secondary school use including active and 
passive use areas for school activities, not 

from the building face. A modified graphic 
representation of this suggested change 
would be required.  

 

The Council approved Downtown Built 
Form Standards provide direction on how 

to measure rear yard angular planes. 
This direction provides the basis and 
justification for the proposed zoning by-

law regulation.  
 

Staff Recommendation: 
No change. 
 

  d. Map 67 identifies D.2 zones as having a 

height of 2 to 4 storeys. However, there is 
no definition for the height of a storey. The 

by-law should specify the average height of 
a storey to place a limit on the overall 
building height.  

Suggested wording:  
The maximum height in metres of any 

Building within the D.2 zone shall be defined 
as three (3) times the height shown on the 
Map 67 i.e. where no numerical suffix is 

provided, the maximum height of any 
building shall be twelve metres (12.0 m) and 

shall not exceed four (4) Storeys. Any 
building height above the minimum 
specified, shall require an evaluation of the 

impact on adjacent property including, but 
not limited to compatibility, shadow cast, 

and wind.  
 

Storeys are not currently regulated by 

height in metres in the City’s 
comprehensive Zoning By-law. This is 

more appropriately reviewed city-wide as 
part of the comprehensive Zoning By-law 
review.   

 
Staff Recommendation:  

Review and consider as part of the 
comprehensive zoning by-law review. 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

  e. Further, we suggest that a maximum height 

of mechanical equipment should be defined, 
and the  
maximum % of a roof area that may be used 

to accommodate mechanical equipment 
should be specified. For example:  

In the D.2 zone, the following equipment 
and structures on the roof of a building may 
exceed the permitted maximum height for 

that building by no more than 20% of a roof 
area and within the angular plane :  

a) equipment used for the functional 
operation of the building, such as electrical, 
utility, mechanical and ventilation 

equipment;  
b) structures or parts of the building used for 

the functional operation of the building, such 
as enclosed stairwells, roof access, 
maintenance equipment storage, elevator 

shafts, chimneys, vents, and water supply 
facilities  

 

The height of mechanical equipment is 

exempt from maximum building height 
in accordance with Section 4.18 of the 
existing Zoning By-law.  

 
The maximum height of a building 

including mechanical equipment is more 
appropriately reviewed city-wide through 
the comprehensive Zoning By-law 

review.  
 

Staff Recommendation:  
Review and consider as part of the 
comprehensive Zoning By-law review.  

  f. Additional clarification with respect to the 

definition of a storey could be provided as 
follows:  
"storey" means that portion of a building 

between any floor and the roof or ceiling 
next above such floor, provided that any 

portion of a building partly below the ground 
shall be deemed a storey if its ceiling height 
is one-point-eight metres (1.8m) above the 

average elevation taken from the centerline 

Storey is defined in the City’s 

comprehensive Zoning By-law. Any 
changes to the definition are more 
appropriately considered city-wide.  

 
Staff Recommendation:  

Review and consider as part of the 
comprehensive Zoning By-law review. 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

of the street.  

 

  g. 6.3.3.5.1  

Parking requirements for residential 
buildings in the D.1 or D.2 Zone should not 
be reduced below 1 space per residential 

dwelling unit.  
 

Comment noted. The parking 

requirement is recommended to remain 
at 1 space per residential unit.  
 

Staff Recommendation:  
No change. 

 

  h. 6.3.3.5.2.1.1  

An underground Parking Area shall be 
permitted in any Yard and may be located 
within 3 metres of a Lot Line, except where 

it abuts a R.1, R.2, R.3 Zone or school or 
secondary school use including active and 

passive use areas for school activities where 
the building setback has been increased as a 
result of the calculation of the angular plane.  

 

The regulation proposed by Staff is 

carried forward from and consistent with 
the current Zoning By-law (1995)-
14864. Since this regulation is for 

underground parking, the concern 
related to school property is not 

understood.  
 
Staff Recommendation: 

No change. 
 

  i. 6.3.3.5.2.1.2  
Expand to include any school or secondary 

school use:  
Where an unenclosed Parking Area is 
located within 1 metre of any Lot Line 

adjacent to a Single Detached Dwelling, 
Semi-Detached Dwelling, Duplex 

Dwelling, On-Street Townhouse, or any 
school or secondary school use including 
active and passive use areas for school 

activities it is to be screened along those Lot 
Lines with a minimum 1.5 metre high solid 

Visual screening (minimum 1.5 metre 
high solid fence) of an unenclosed 

parking area within 1 metre of a lot line 
abutting a school is not consistent with 
the I.1 zone city-wide. Institutional 

zones for schools permit unscreened 
parking areas adjacent to school 

playgrounds. This issue is more 
appropriately addressed through the 
Comprehensive Zoning By-law review. 

 
Staff Recommendation: 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

Fence.  

 

Review and consider as part of the 

comprehensive Zoning By-law review. 
 

  j. 6.3.3.5.2.1.4.5 (now 6.3.3.5.2.1.5.5) 
Recommendation that “required” be 
removed. Including required suggests that 

parking beyond the required minimum may 
be located closer to the street. 

 

This regulation is only applicable to 
single detached dwellings and semi-
detached dwellings across the City.  

 
Staff Recommendation: 

No change. 
 

  k. 6.3.3.6.1 (# no longer exists) 
Expand to include any yard abutting a school 
or secondary school use.  

Notwithstanding Section 4.2 of this By-law, 
transformer and telecommunications vaults 

and pads shall not be located aboveground 
in the Front Yard or Exterior Side Yard or 
any yard abutting a school or secondary 

school use including active and passive use 
areas for school activities.  

 

In response to other concerns raised, 
this regulation is recommended to be 
deleted from the Zoning By-law and will 

be addressed through site plan approval. 
 

Staff Recommendation: 
Delete proposed regulation. 
 

  l. 6.3.3.6.2 (# no longer exists) 

Expand to include any yard abutting a school 
or secondary school use.  
Air vents associated with a parking 

Structure are not permitted in a Front 
Yard or Exterior Side Yard or any yard 

abutting a school or secondary school use 
including active and passive use areas for 
school activities unless it is at or within 0.2 

metres above or entirely below Finished 
Grade or above the first Storey.  

In response to other concerns raised, 

this regulation is recommended to be 
deleted from the Zoning By-law and 
addressed through site plan approval. 

 
Staff Recommendation: 

Delete proposed regulation. 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

 

  m. Table 6.3.3.8 (now 6.3.3.7) 
Row 3  

Include school or secondary school use in 
exception b)  
b) Where a Lot Line abuts a R.1, R.2,  

R.3, or school or secondary school use 
including active and passive use areas for 

school activities, the minimum Setback shall 
be 3 metres on the abutting side.  
 

The by-law includes adding a 3 metre 
side yard setback regulation to the D.1 

zone when a property abuts a R.1, R.2, 
R.3, institutional, park or wetland zone. 
Schools/secondary schools are typically 

zoned institutional, therefore the 3 metre 
setback will apply.  

 
Staff Recommendation: 
A 3 metre side yard setback has been 

added to the By-law where a D.1 zone 
abuts a R.1, R.2, R.3, institutional, park 

or wetland zone. Reference to the buffer 
strip requirement has been added to 
Table 6.3.3.7, Row 3.   

 

  n. Table 6.3.3.8 (now 6.3.3.7) 

Row 4 (Minimum Rear Yard)  
Include school or secondary school use in 

exception b)  
b) Where a Lot Line abuts a R.1, R.2,  
R.3, or school or secondary school use 

including active and passive use areas for 
school activities, the minimum Setback shall 

be 7.5 metres on the abutting side.  
 

Staff propose a 3 metre buffer strip 

abutting an institutional properties which 
results in a setback that visibly separates 

one use from another use or to shield or 
block noise, lights, or other nuisances. 3 
metres is adequate for this purpose. 

 
Staff Recommendation: 

No change. 
 

  o. Table 6.3.3.9 (now 6.3.3.8) 
Row 1  
The Board continues to disagree that the 

average setback cannot be determined for a 
vacant corner lot, and recommends that:  

This regulation has been reworded for 
clarity and ease in interpretation from 
the existing Zoning By-law and is 

consistent with the regulation for the 
older built up area of the City as defined 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

The average setback shall be determined as 

follows, if a lot is:  
a) beside one lot, and that abutting lot has a 
building fronting on the same street, the 

required minimum front yard setback is the 
front yard setback of that building on the 

abutting lot; and  
 
b) between two abutting lots in the, each 

with a building fronting on the same street, 
the required minimum front yard setback is 

the average of the front yard setbacks of 
those buildings on the abutting lots.  
 

by Map 66. The School Board’s proposed 

revisions would lead to inconsistencies in 
application in the older built up areas of 
the city. 

 
Staff Recommendation: 

No change. 
 

  p. Requesting changes to Table 6.3.3.9 (now 
6.3.3.8) 

Row 2  
b) Where the D.2 Zone abuts a Residential, 

Institutional, Park or Wetland Zone the 
minimum Side Yard shall be 3 metres on 
the abutting side.  

Where a D.2 zone abuts a school or 
secondary school use including active and 

passive use areas for school activities, the 
minimum Side Yard shall be ½ the height of 
the building and in no case less than 7.5 m.  

 

As indicated in staff’s response to 
comment 3. n., staff proposed to 

includes a 3 metre side yard setback 
when a property abuts an institutional 

zone.  This additional setback provides 
an opportunity for additional plantings to 
allow for a more compatible transition.  

 
Staff Recommendation: 

No change. 
 

  q. Specifications with respect to landscape 

buffering are recommended as follows:  
Within the D.2 zone, there shall be a 

minimum three metre (3.0 m) Landscaped 
Buffer adjacent to any Lot line Abutting a 

Buffer strip is defined in the City’s 

Zoning By-law. This definition applies to 
Downtown zones. The recommended D.2 

zone (Table 6.3.3.8, Row 8) requires the 
buffer strip to be 3 metres. The definition 



Attachment 7- Summary and Analysis of Agency Comments 
 

 Respondent Address  Summary of Comments Provided 

(see attached letters for full comments) 

Response 

school or secondary school use including 

active and passive use areas for school 
activities which shall be maintained in 
healthy condition and good repair by the 

owner.  
The Landscaped Buffer shall be an average 

depth of 3.0 metres (3.0 m) and at no point 
less than 1.5 metres (1.5 m).  
The Landscaped Buffer shall contain plant 

materials that form a visual screen and are 
not less than 1.5 metres (1.5 m) in height.  

 

describes the purpose of the buffer strip 

as shielding or blocking noise, lights, or 
other nuisances. The specific design 
measures to be incorporated into a 

buffer strip are determined at the Site 
Plan stage.   

 
Staff Recommendation: 
No change. These concerns are 

addressed by the existing zoning 
regulations and definitions. 
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Agency Comment Letters

 
 



 
 



 
  



 

 
  



February 28, 2017 

David de Groot, MCIP RPP 
Senior Urban Designer 

UPPER GRAND DISTRICT SCHOOL BOARD 
500 Victoria Road North, Guelph, Ontario N1E 6K2 

Phone: (519) 822-4420 Fax: (519) 822-2134 

Planning, Urban Design and Building Services 
City of Guelph 
1 Carden Street 
Guelph, ON N1H 3A1 
david.degroot@guelph.ca 

Dear Mr. de Groot; 

Re: Comments on the Draft Downtown Zoning By-law 

Martha C. Rogers 

Director of Education 

PLN: 17-16 
File Code: R14 

Sent by: mail & email 

Planning staff at the Upper Grand District School Board have reviewed the City of Guelph draft Downtown Zoning By
law, dated September 2016. 

Our specific comments are included in the table on the following page. 

We request notice of the passing of any zoning by-law pursuant to this process, as well as notice of any public 
meetings to decide the matter before Council or its committees. 

Sincerely, 
Upper Grand District School Board 

cc: Martha Rogers, Director of Education, UGDSB 
Linda Busuttil, Trustee, Chair of Property Committee, UGDSB 
Glen Regier, Superintendent of Finance, UGDSB 
Alan M. Heisey, Papazian Heisey Myers Barristers & Solicitors 
Bob Dragicevic, WND Associates 



Draft Downtown Zoning By-law Comments - February 2017 

Section Proposed Downtown Zoning B y-law UGDSB Comments 
September 2016 

6.3.3.1.4 The rrinimum Stepback shall be 3 metres and shall be required for all Expand the steptack requirements when a 
portions of the Building above the 4th Storey. Stepbacks shall be property is abutting a school or secondary school 
measured from the Building face of the 3rd Storey facing a Street. use . 

' 
... Stepbacks shall be measured from the 

I Building face of the 3rd Storey facing a Street ()( 
I 

J 
,_ ..... .., any lot line with a school ()(secondary school use I Ml:ny.n.llbe~ 

7 I mcludmg active and pass1ve use areas for school 
I 
I activities. 

6 I 
I 
I 

5 
.... I 

~ 

I 
I 

J 4 Fbv .t~be~t-x 

3 J Stepbad!IMHURChll'll 
3R:~bl.llkltlglltol 

2 

1 > 

6.3.3.3.1.4 In addition to Defined Area Map 67. an Angular Plane Expand the 45 degree angular plane required for 
establishes the maximum Building Height as follows: R.1, R.2 or R.3 zones to include school or 
Where a Lot Line of a Downtown Zone abuts a R.1, R.2 or R.3 Zone, secondary school uses. 
Building Heights shall not exceed an Angular Plane of 45 degrees in 
accordance w1th the following: Where a Lot Line of a Downtown Zone abuts a 

R.1, R2, R.3 Zone or school or secondary school 
use mcludmg acU1e and passive use areas for 
school act1vtt1es, Building Heights shall not 
exceed an Angular Plane of 45 degrees in 
accordance with the fo llowing: ... 

Further, we ask that the definition of Angular 
Plane include the requirement for the 
measurement of the angular plane should be 
taken from the property line where the property 

Page 2 of 7 



Draft Downtown Zoning By-law Comments - February 2017 

Section Proposed Downtown Zoning By-law UGDSB Comments 
September 2016 

abuts a school or secondary school use including 

-,~~ 
active and passive use areas for school activities, 

I 
not from the building face 

" . I A modif1ed graphic representation of this 

!, suggested change would be reqUired 

' ' ,, . ' 

~~ ' . ~'',,, ! 
3 

2 =~-= · 
·-= ~ 

I 

~ 

Map67 Map 67 identifies D.2 zones as having a height of 
2 to 4 storeys. However, there IS no defin1t1on of 
which includes the height of a storey. The by-law 
should specify the average height of a storey to 
place a lim it on the overall building height. 

Suggested wording: 

The maximum he1ght 1n metres of any Building 
within the D.2 zone shall be defined as three (3) 
times the height shown on the Map 67 1 e where 
no numencal suffiX 1s provided, the max1mum 
he1ght of any build1ng shall be twelve metres (12.0 
m) and shall not exceed four (4) Storeys Any 
building he1ght above the minimum specified, shall 
requ1re an eva1ua:1on of the impact on adjacent 
property 1ncludin•, but not limited to compatibility, 
shadow cast, and wind. 

Further, we suggest that a maximum height of 
mechanical equirrnent should be defined and the 

Page 3 of 7 



Draft Downtown Zoning By-law Comments - February 2017 

Section Proposed Downtown Zoning By-law UGDSB Comments 
September 2016 

maximum% of a roof area that may be used to 
accommodate mechanical equipment should be 
specified. For example: 

In the D 2 zone, the followmg equrpment and 
structures on the roof of a bUilding may exceed 
the permitted maxrmum herght for that buildmg by 
no more than 20% of a roof area and withrn the 
angular plane 

a) eqwpment used for the functional 
operatron of the burlding, such as 
electncal, utrhty, mecharncal and 
ventrlation eqUipment 

b) structures or perts of the buildrng used for 
the functional operatron of the bUIIdrng, 
such as enclosed stairwells, roof access, 
maintenance equipment storage, elevator 
shafts, chrmneys, vents, and water supply 
facilities 

Addrtronal clanfrcation wrth respect to the 
defin~ion of a storey could be provided as follows: 

"storey' means that portion of a bulldmg between 
any floor and the roof or ceiling next above such 
floor, provrded that any portron of a burldrng partly 
below the ground shall be deemed a storey rf 1ts 
ceiling height rs one-point-e1ght metres (1.8m) 
above the average elevation taken from the 
centerline of the street 

6.3.3.5.1 Parking requirements for residential buildings in 
the D 1 or 0.2 Zone should not be reduced below 
1 space per residential dwelling unit. 

6.3.3.5.2.1.1 Parking Areas shall not be permitted in the Front Yard or Exterior An underground Parking Area shall be permrtted 
Side Yard. Notwithstanding any Yard regulations, Parldng Areas in any Yard and may be located Within 3 metres of 

I shall be permitted in the Rear Yard and Side Yard. No part of a a Lot Line, except where rt abuts a R 1, R2, R3 
Parking Space is located closer than 3 metres to a Street Line. Zone or school or secordary school use mcludmg 

aciNe and passive use areas for school actiVities 

Page 4 of 7 



Draft Downtown Zoning By-law Comments - February 2017 

Section Proposed Downtown Zoning By-law UGDSB Comments 
September 2016 

An underground Parking Area shall be permitted in any Yard and may be where the bwldmg setback has been rncreased as 
located within 3 metres of a Lot Line. a resuff of the calculalron of the angular plane 

6.3.3.5.2.1.2 Where an unenclosed Parking Area is located wrthin 1 metre of any Lot Expand to include any school or secondary school 
Line ad; a cent to a Single Detached Dwelling, Semi- use: 
Detached Dwelling, Duplex Dwelling or On-Street Townhouse 
it is to be screened along those Lot Lines with a minimum 1.5 metre high Where an unenclosed Parking Area is located 
solid Fence. within 1 metre of any Lot Line ad;acent to a 

Single Detached Dwelling, Semi-Detached 
Dwelling, Duplex Dwelling, On-Street 
Townhouse, or any school or secondary school 
use Jncludrng active and passive use areas for 
school aclrvrlres 1/ is to be screened along those 
Lot Lines With a miromum 1. 5 metre high solid 
Fence. 

6.3.3.5.2.1 .4.5 Every required Parking Space shall be located a minimum Recommendation that ~required" be removed 
distance of 6 metres from the Street Line and to the rear of the Including required suggests tha t parking beyond 
front wall of the ma1n Building. the required minimum may be located closer to 

the street. 
6.3.3.6.1 Notwithstanding Section 4 2 of this By-law, transformer and Expand to Include any yard abutting a school or 

telecommunications vaults and pads shall not be located aboveground in secondary school use. 
the Front Yard or Exterior Side Yard. 

Notwithstanding Section 4.2 of this By-law, 
transformer and telecommunications vaults and 
pads shall not be located aboveground in the 
Front Yard or Exterior Side Yard or any yard 
abultrrv a school or secondary school use 
rnc/udJf"9 active and passrve use areas for school 
acftVItleS 

6.3.3.6.2 Air vents associated with a par1<1ng Structure are not permitted 1n a Front Expand to include any yard abutting a school or 
Yard or Exterior Side Yard unless it is at or within 0.2 metres above or secondary school use. 
entirely below Finished Grade or above the first Storey. 

Air vents associated with a parking Structure are 
not permitted in a Front Yard or Exterior Side 
Yard or any yard abuttrrv a school or secondary 
scha::i use irrludmg actrve and passive use areas 
for scha::i aclrvitres unless it is at or within 0.2 
metres above or enti rely below Finished Grade 
or above the first Storev. 

Page 5 of 7 



Draft Downtown Zoning By-law Comments - February 2017 

Section Proposed Downtown Zoning By-law UGDSB Comments 
September 2016 

Table 6.3.3.8 Minimum Side Yard Include school or secondary school use in 
Row3 exception b) 

Om 
The following exceptions apply: b)Where a L.ot !.ine abuts a R.1, R.2, 
a) Where a L.ot L.ine abuts a lane, the minimum Setback shall be 1 metre R. 3, or school or secondary school use including 
from the L.ot L.ine. actiVe and passiVe use areas for school activities, 
b) Where a L.ot Une abuts a R.1, R.2 or R.3 Zone, the minimum Setback the minimum Setback shall be 3 metres on the 
shall be 3 metres on the abutting side abutting side 

Table 6.3.3.8 Minimum Rear Yard Include school or secondary school use in 
Row4 exception b) 

Om 
The following exceptions apply: b) Where a L.ot Une abuts a R.1, R.2, 
a) Where a L.ot L.ine abuts a lane, the minimum Setback shall be 1 metre R.3, or school or secondary school use Including 
from the L.ot L.ine acttVe and pasSJve use areas for school activitJeS, 
b) Where a L.ot Une abuts a R.1, R.2 the minimum Setback shall be 7 5 metres on the 
or R.3 Zone, the minimum Setback shall be 7.5 metres on the abutting abutting s1de. 
side. 

Table 6.3.3.9 Minimum Front Yard The Board continues to disagree that the average 
Row1 or Exterior Side Yard setback cannot be determined for a vacant corner 

lot, and recommends that: 
The minimum Front Yard or Exterior Side Yard shall be the average of 
the Setbacks of the adjacent properties but m no case shall be less than 3 The average setback shall be determined as 
metres. Where the average of the follows, if a lot IS 

Setbacks of the ad;acent properties cannot be determined, the minimum 
Setback required shall be 3 metres. a) beside one lot, and that abutt1ng lot has a 

bu1ld1ng fronting on the same street, the 
In accordance with Section 4.6 required m1n1mum front yard setback is 

the front yard setback of that building on 
In accordance with Section 4.24. the abuttmg lot, and 

The following exception applies: b) between two abuttmg lots in the, each 
a) Where a L.ot Une abuts a lane, the minimum Setback may be reduced with a building fronting on the same 
to 1 metre from the L.ot L.ine. stree~ the required minimum front yard 

setback IS the average of the front yard 
setbacks of those buildings on the 
abutting lots 

Table 6.3.3.9 Minimum Side Yard b) Where the D. 2 Zone abuts a 
Row2 Residential - Park or 

Page 6 of 7 



 
 
 



Attachment 9 

Public Notification Summary 
 
 

June 22, 2015 Project Charter approved by Council 
 

April 20, 2016 Draft Discussion Paper presented to Council  
 
June 9 & 16, 2016 Notice of Open House advertised in Guelph Tribune 

 
June 22, 2016 Downtown Zoning By-law Open House 

 
August 18, 2016 Notice of Public Meeting advertised in Guelph Tribune 

 
August 19, 2016 Public Meeting notice mailed to prescribed agencies and 
 interested parties requesting to remain informed 

 
September 12, 2016 Statutory Public Meeting of City Council 

 
June 15, 2017 Notice of Decision Meeting sent to interested parties that 
 commented at the Public Meeting or requested notice 

 
June 15, 2017 Notice of Decision Meeting advertised in Guelph Tribune 

 
July 10, 2017 City Council meeting to consider staff recommendation 
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Downtown Secondary Plan 
Background

• Approved and in force and effect
• Represents a vision of more people, jobs, buildings & 

activities in Downtown
• Envisions a transformation of identified renewal areas 

(i.e. area south of CN rail line) into a more urban 
place
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3

PURPOSE & INTENT

The purpose of the Downtown Zoning By-law Update is to:
• align the Zoning By-law regulations with the DSP; 
• support investment and development in the Downtown; 
• streamline the work of development review staff; 
• modernize zoning regulations; and, 
• establish a level playing field for all who want to develop 

in the Downtown. 

4

SCOPE

 Project scope includes:
• Existing CBD.1, 

CBD.2, OR, and other 
commercial zones 
within project 
boundary

• New zone titles
• Building height & FSI
• Urban design 

regulations (i.e. 
building massing, 
building setbacks, 
active frontage 
requirements)

• Parking regulations 
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SCOPE

 Project scope does not 
include:

• Changes to public 
view corridors

• Building material 
regulations

• Review of downtown 
bar regulations

• Residential zones
• 75 Dublin Street North

6
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REVISIONS TO IMPROVE THE BY-LAW

• Removed the following regulations and will implement 
through site-plan:
• bicycle parking space dimensions (bicycle parking ratios 

remain)
• transformer/telecommunication vault location 
• air vent location regulations
• maximum building length

• Additional terms defined, e.g. “transparent window,” 
“automated parking system”

8

REVISIONS TO IMPROVE THE BY-LAW

• Like the D.2 zone, staff have added a setback buffer 
requirement where D.1 abuts and Institutional Zone as 
requested

• Added specialized zones to recognize existing approvals 
that conform to the Downtown Secondary Plan

Other Modifications:
• Grammatical and administrative corrections
• Mapping Corrections
• Technical changes
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CONCLUSION

• Planning staff are satisfied that the recommended ZBL is 
consistent with the Provincial Policy Statement and 
conforms to the Places to Grow Plan. 

• The ZBL conforms to the objectives and policies of the 
Official Plan, which incorporate the policies of the DSP 
(OPA 43). 

10

STAFF RECOMMENDATION

• That the City-initiated Downtown Zoning By-law 
Amendment be approved in accordance with the zoning 
regulations outlined in Attachment 1 of IDE Report 17-77, 
dated July 10, 2017 

• No further notice under the Planning Act is deemed 
necessary
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