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Council Chambers, City Hall, 1 Carden Street 

DATE February 9, 2015, 7:00 p.m.  
 

Please turn off or place on non-audible all cell phones, PDAs, Blackberrys and 
pagers during the meeting. 

 
O Canada 
Silent Prayer 

Disclosure of Pecuniary Interest and General Nature Thereof 
 

PUBLIC MEETING TO HEAR APPLICATIONS UNDER  
SECTIONS 17, 34 AND 51 OF THE PLANNING ACT 

 
Application Staff 

Presentation 

Applicant or 

Designate 

Delegations 
(maximum of 10 

minutes) 

Staff 
Summary 

44, 56, 66 and 76 
Arkell Road  
Proposed Zoning 

By-law 
Amendment 

(File: ZC1314)  
Ward 6 

Sylvia Kirkwood, 

Manager of 

Development 

Planning 

• Astrid Clos, 

Astrid J. Clos 

Planning 

Consultants 

Correspondence: 

• Marko Thom 

• Mary & Jim Rife 

• Annia & Stan 

Lipkowski 

 

265 Edinburgh 
Road North 
Proposed Zoning 

By-law 
Amendment 

(File: ZC1411)  
Ward 3 

Lindsay 

Sulatycki, Senior 

Development 

Planner 

• Nancy 

Shoemaker, 

Black, 

Shoemaker, 

Robinson & 

Donaldson 

  

30 and 65 Hanlon 
Creek Boulevard 
Proposed Official 

Plan Amendment 
and Zoning By-law 

Amendment 
(Files: OP1403 and 
ZC1412) - Ward 6 

Lindsay 

Sulatycki, Senior 

Development 

Planner 

• Astrid Clos, 

Astrid J. Clos 

Planning 

Consultants 

• Bill Luffman 

  

 
  



 

Page 2 of 2 CITY OF GUELPH COUNCIL PLANNING AGENDA 

CONSENT AGENDA 
"The attached resolutions have been prepared to facilitate Council's consideration of 

the 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. The item will be extracted and dealt with immediately. The balance of the 
Consent Agenda can be approved in one resolution." 

 
COUNCIL CONSENT AGENDA 

ITEM CITY 
PRESENTATION 

DELEGATIONS 
(maximum of 5 minutes) 

TO BE 
EXTRACTED 

CON-2015.2 
55 and 75 Cityview Drive 
North - Proposed Draft Plan of 

Residential Subdivision and 
Associated Zoning By-Law 

Amendment  
(File: 23T-12501/ZC1202)  
- Ward 1 

   

CON-2015.3 
Proposed Demolition of 315 

Victoria Road North - Ward 2 

   

CON-2015.4  

Proposed Demolition of 123 
Dawn Avenue - Ward 6 

   

CON-2015.5 
Proposed Demolition of 86 

Kent Street - Ward 3 

   

 

SPECIAL RESOLUTIONS 
 

BY-LAWS 
Resolution – Adoption of By-laws (Councillor Bell) 
 

MAYOR’S ANNOUNCEMENTS 
Please provide any announcements, to the Mayor in writing, by 12 noon on 

the day of the Council meeting. 

NOTICE OF MOTION 

ADJOURNMENT 

 



STAFF 
REPORT . Making • Dlfforence 

TO City Council 

SERVICE AREA Infrastructure, Development and Enterprise 

DATE February 9, 2015 

SUBJECT · . Statutory Public Meeting Report (2"d Public Meeting for 
Revised Application) 
44, 56, 66 and 76 Arkell Road 
Proposed Zoning By-law Amendment 
(File: ZC1314) 
Ward 6 

REPORT NUMBER 15-01 

EXECUTIVE SUMMARY 
PURPOSE OF REPORT 
To provide planning information on a revised application requesting approval of 
a Zoning By,-law Amendment application ·to permit the development of ninety
one (91) residential townhouse dwelling units. This report has .been prepared in 
conjunction with the statutory public meeting on the 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 . · 

ACTION REQUIRED 
Council will hear public delegations on the application, ask questions for 
clarification and identify planning issues. The report is to be received and no 
decisions are to be made at this time. 

RECOMMENDATION 
1. That Report 15-01 regarding a proposed Zoning By-law Amendment application 

(File ZC1314) by Astrid J. Clos Planning Consultants to permit the development 
of 91 townhouse dwelling units on the properties known as 44, 56, 66 and 76 
Arkell Road and legally described .as Part of Lot 6, Concession 8 (formerly 
Township of Puslinch) City of Guelph and Lots 3, 4, 5 and 6, Registered Plan 
514, City of Guelph, from Infrastructure, Development and Enterprise dated 
February 9, 2015, be received. · · 
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STAFF 
REPORT 
BACKGROUND 

. Making i Dlffmnce 

A revised application for a Zoning By-law Amendment has been received for the 
properties municipally known as 44, 56, 66 and 76 Arkell Road . The development 
proposal would permit the development of ninety-one (91) townhouse dwelling 
units (see Concept Plan in Attachment 4 ). 

The application was originally rece.ived by the City in September 2013 and deemed 
complete on October 8, 2013. The original application contained only the properties 
at 44, 56 and 76 Arkell Road and proposed 78 townhouses. The applicants then 
acquired the 66 Arkell Road property and revised their application, requesting · 
specialized zoning to permit the development of 40 stacked townhouses and 176 
multiple attached dwelling units on the site. A statutory public meeting was held on 
this appiication on May 12, 2014. To address. concerns raised at that public meeting 
regarding the proposed density on the site, the applicant has submitted this revised 
application reqUesting zoning to permit 91 townhouse dwelling units. 

Location 
The subject site has an area of approximately 2.4 hectares and is located on the 
north side of Arkell Road, east of the intersection of Gordon Street and Arkell Road 
and across from the terminus of Malvern Crescent (see Location Map in Attachment 
1). 

The subject site presently contains four single-detached houses proposed to be . 
demolished and is adjacent to the Provincial Significant Torrance Creek Wetland to 
the east which is also part of lands owned by the applicant but not subje~t to tliis 
application. The site is further bounded by existing sihgle detached dwellings to the 
east along Arkell Road and south across Arkell Road. To the southwest across Arkell 
Road is an existing church (Arkell Road Bible Chapel). lo the west are lands zoned 
for ari apartment development and an existing church (Salvation · Army Guelph 
Citadel). To the north are lands approved for an apartment site which also includes 
a wildlife corridor running from the Torrance Creek Wetland across Gordon Street. 

Existing Official Plan Land Use Designations and Policies 
The Official Plan land use designation that applies to the subject lands is 
predominantly "General Residential" with a "Non-Core . Green lands Overlay" and 
"Core Greenlands" along the easterly side of the site that has already been 
identified as a Provincially Significant Wetland (PSW) (see Attachment 2). 

The "General Residential" land use designation permits all forms of residential 
development, including multiple unit residential buildings subject to a maximum 
density of 100 units per hectare and the satisfaction of specific development 
criteria. The Official Plan land use designations and related policies are included in 
Attachment 2. · 

Official Plan Amendment 42, the City's new Natu ral . Heritage System, identifies an 
Ecological . Linkage along tlie northerly portion of the ·site and the .known wetland 
area on the easterly side of the site as 'SignificailtNatural Areas'. Although this 
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STAFF 
REPORT Making. DlfftmKe 

application commenced prior to OPA #42 coming into full force and effect on June 
4, 2014, staff must have regard for the policies of OPA #42 when reviewing this 
application. 

Official Plan Amendment 48 (under appeal), a comprehensive update to the City's 
Official Plan currently designates the subject site 'Medium Density Residential' and 
Significant Natural Area. The 'Medium Density Residential' designation permits 
residential development at a density between 35 to 100 units per hectare in 
multiple unit buildings (see Attachment 3 for OPA #48 land use designations and 
Medium Density Residential policies). Staff must have regard for the Council 
adopted policies and designations of OPA #48 even though it is currently under 
appeal. 

Existing Zoning 
The subject property is zoned R.1B (Single Detached Residential) along Arkell Road, 
UR (Urban Reserve) in the centre of the site, WL (Wetlands) on the easterly side of 
the site and the easterly side of the UR zoned lands has a "Lands Adjacent to 
Provincially Significant Wetlands" overlay. Details of the existing zoning are 
included in Attachment 4. 

REPORT 
Description of Proposed Zoning Bylaw Amendment 
The applicant is requesting to rezone the subject lands from the current R.1B 

. (Single Detached Residential), UR (Urban Reserve) and WL (Wetland) Zones to a 
specialized R.3A (Cluster Townhouse) Zone, P.l (Conservation Land) and WL 
(Wetland) Zones. The proposed specialized R.3A zone is requested to perrnit the 
development of 91 townhouse units. The proposed P.1 Zone would represent the 
proposed buffer to the adjacent Provincially Significant Wetland (PSW), with the 
PSW remaining within the WL (Wetland) zor~irig category, though the wetland 
boundary has been altered and further refined through the Environmental Impact 
Study. Further details of the proposed zoning are provided in Attachment 4~ 

Specialized regulations for the R.3A zone have been requested as follows: 
• That the minimum lot area per dwelling unit be 262 m 2 where the zoning by

law requires 270 m 2
• · 

• That the minimum front yard be 3.9 m where the zoning by-law requires 6 
m. 

• That the maximum building height be 4 storeys where the zoning by-law 
requires 3 storeys. 

• That the minimum distance between windows with habitable rooms be 14 m 
where the zoning by-law requires 15 m. 

• That the distance between facing private amenity areas be 5 m where the 
zoning by-law requires 6 m . · · 

• That a private amenity area be a minimum of 1.4 m from a side lot line 
where the zoning by-law requires. 3 m. 

• That the maximum density of the site be 38 units per hectare where the 
· zoning by-law requires 37.5 units per hectare. · 
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STAFF 
REPORT · 
Proposed Development 
The applicant's proposed development concept plan and proposed building 
elevations are shown in Attachment 5. The applicant has proposed rezoning the 
subject lands to permit a cluster townhouse development containing 91 townhouse 
uses. Two entrances to the site are proposed off of Arkell Road, one directly across 
from Malvern Crescent and one further to the west. The density of the proposed 
development is approximately 38 units per hectare. 

Supporting Documents 
The following information has been submitted in support of the revised application 

• Revised Concept Plan, October 15, 2014. 
• Functional Servicing and Stormwater Management Report prepared by MTE 

Consultants Inc, October 3, 2014. · 
· • Environmental Impact Study prepared by Natural Resource Solutions Inc, · 

October 2014. · 
• Hydrogeological Study prepared by Gamsby and Mannerow, October 2014. 
• Preliminary Environmental Noi~e Assessment prepared by MTE, October 3, 

. 2014. . . . 
. . . . 

• . Scoped Traffic Impact Analysis prepared by Paradigm Transportation · 
Solutions, October 6, 2014. · 

.· 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; 

• Evaluate how the application conforms to the applicable Official Pla·n limd · · 
use designations and policies including any related amendments; 

. • Review of the proposed zoning, including specialized regulations requested; 
• Review of the proposed site design and building elevations; 
• Review of servicing, traffic and parking; 
• Environmental review; . . 
• Confirm support for the Community Energy Initiative; and 
• Address all comments and issues raised during the review of the 

application. 

Following circulation of the Notice of Complete Application, several written 
comments were received from nearby residents that will be addressed together 
with ariy new comments received at the time of the statutory public meeting. 

Once the proposed amendment 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. 
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STAFF 
REPORT 
CORPORATE STRATEGIC PLAN 
Strategic Direction 3.1: Ensure a well-designed, safe, inclusive, appealing and 
sustainable City. 

COMMUNICATIONS 
Notice of the Revised Application was circulated on December 5, 2014. The Public 
Meeting Notice was mailed on January 15, 2015 to local boards and agencies, City 
service areas and property owners with 120 metres of the subject site, as well as 
property owners on Malvern Crescent and Ridgeway Drive for comments. The Notice 
of Public Meeting was advertised in the Guelph Tribune on January 15, 2015. Notice 
of the application has also been provided by signage on the site. 

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

ATTACHMENTS 
Attachment 1 - location Map 
Attachment 2 - Existing Official Plan Land Use Designations and Policies ·· · 
Attachment 3 - Official Plan Amendments #42 & #48 Land Use Designations and 

Policies 
Attachment 4- Existing and Proposed Zoning and Details 
Attachment 5 - Proposed Development Concept and Building Elevation 

Report Author 
Katie Nasswetter 
Senior Development Planner 

Approved By 
Todd Salter 
General Manager 
Planning Services 
519.822.1260, ext. 2395 
todd.salter@guelph.ca 

Approv·ed By · 
Sylvia Kirkwood 
Manager of Development Planning 

[1£~ 
Recommen e By . · 
AI Horsman 
Deputy CAO 
Infrastructure, Development and Enterprise 
519.822.1260, ext. 5606 
al.horsman@guelph.ca 
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STAFF 
REPORT 

Attachment 1 
Location Map 
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STAFF 
REPORT 

Attachment 2 

·· Making • Dltf!RIKe 

Existing Official Plan Land Use Designations and Policies 

Legend . 

c:::J Subject Property 

- • Non-Core Greenlands Overlay 

Schedule 1 

Land Use· Plan 

General Residential 

- ·Central Business District 

- Intensification Area 

- Major Institutional 

- Mixed Use Node 

Medium Density Residential 

Open Space 

- Core Greenlands 

Oi.1c2.E52i.S-ESO=::i75--10~ 

..._.,~ .. a.., ~co,...... 
=-~~ .......... ,,,..._110,_[ .... _0.....__~ 

2001 · Official Plan 
December 2012 Consolidation 

44, 56, 66 & 76 
Arkell Road 

Guelph 
~ 
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STAFF 
REPORT Making a Olffer..ice 

Attachment 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

'General Residential' Land Use Designation 

7.2.31 

7.2 .. 32 

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. 

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 as40 Northumberland Street, shall not exceed 152.5 units 
per hectare (62uilits 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 infi/1, comprising the creation of new low density re.sidentiallots 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 infi/1 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 infi/1 proposals shall be subject to the development criteria contained in 
policy 7.2.1 

"Core Greenlands" Land Use Designation 

7 .13.1 The 'Core Greenlands' land use designation recognizes areas of the Green lands System which 
have greater sensitivity or significance. The following natural heritage feature areas have been 
included in the 'Core Greenlands' designation of Schedule 1: provincially significant wetlands, the 
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STAFF 
REPORT MaldngaOifftrtnct 

significant portion of habitat of threatened and endangered species, and the significant areas of 
natural and scientific interest (ANSI). Natural hazard lands including steep slopes, erosion hazard 
lands and unstable soils may also be associated with the 'Core Greenlands' areas. In addition, 
the floodways of rivers, streams and creeks are found within the 'Core Greenlands' designation. 

1. Policies relating to natural heritage features are contained in Section 6 of this Plan . 

2. Policies relating to natural hazard lands are contained in Section 5 of this Plan. 

7.13.2 The natural heritage features contained within the 'Core Greenlands' designation are to be 
protected for the ecological value and function . Development is not permitted within this 
designation. Uses that are permitted include conservation activities, open space and passive 
recreational pursuits that do not negatively impact on the natural heritage features or their 
associated ecological functions. 

7 .13.3 The natural heritage features contained within the 'Core Green lands' designation are outlined on 
Schedule 2 of this Plan. Where a development proposal is made on adja·cent lands to these 
natural heritage features, the proponent is responsible for completing an environmental impact 
study . in accordance with the . provisions of subsection 6.3 of this Plan. Where appropriate and 
reasonable, consideration will be given to measures to provide for the enhancement of natural 
heritage features within the 'Core Greenlands' designation as part of such Em environmental 
impact study. 

7.13.4 In implementing the Greenlands System provisions of this Plan, 'Core Greenland' areas shall be 
placed . in a restrictive land use category of the implementing Zoning By-law, which prohibits 
development except as may be necessary for the on-going management or maintenance of the 
natural environment. 

Non-Core Greenlands Overlay 

· 7.13.5 The lands associated with the Non-Core Greenlanc:ls overlay on Schedule 1 may contain natural 
heritage features, natural feature adjacent lands and natural hazard lands that should be afforded 
protection from development. The following natural features and their associated adjacent lands . 
are found within the Non-Core Green lands area: fish habitat, locally significant wetlands, 
significant woodlands, significant environmental corridors and ecological linkages, significant 
wildlife habitat. In many instances these natural features also have hazards associated with them 
which serve as development constraints. 

1. Policies relating to natural heritage features are contained in Section 6 of this Plan. 

2. Policies relating to natural hazard lands are contained in Section 5 of this Plan. 

7.13.6 Development may occur on lands associated with the Non-Core Greenlands overlay consistent 
with the underlying land use designation in instances where an environmental impact study has 
been completed as required by subsection 6.3 of this Plan, and it can be demonstrated that no 
negative impacts will occur on the natural features or the ecological functions which may be 
associated with the area. Where appropriate and reasonable, consideration will be given to 
measures to provide for the enhancement cif any identified natural heritage feature· as part of 
such environmental impact study. 
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STAFF 
REPORT Making • Dlffertnt:o 

7.13.7 It is intended that the natural heritage features associated with the Non-Core Greenlands overlay 
are to be protected for their ecological value and function. The implementing Zoning By-law will 
be used to achieve this objective by placing such delineated features from an approved 
environmental impact study in a restrictive land use zoning category. 

7.13.8 Development may occur on lands associated with the Non-Core Greenlands overlay where the 
matters associated with hazard lands as noted in Section 5 can be safely addressed. In addition, 
development within the flood fringe areas of the Two Zone Flood Plain will be guided by the 
policies of subsection 7 .14. 
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REPORT 

Attachment 3 

Making • Dlffmn<e 

Official Plan Amendments #42 & #48 Land Use Designations and Policies 

Pro-d~o:t~ by t!a City :J! G Uctoiph 
. Pl.umfn:l & S:Jtk!•no. En;~n~«lng •!>d Enyoror>m~nt, Oe~~ent Piarw"';M 

r.t. n;:h 20 l4 

z 
~----~ ffi l-------+------~ 

::i 
r-----~ ~ r------+------~ 

Official Plan 
Amendment #42 & 48 

Land Use Designations 
44, 56, 66 & 76 Arkell Road 

Land• Subt-c:t to Otlk!AI , ... n Alllend'"'"' ' .u• 
- 5-l~'"Jt'..c •l'lttllN ... I ""' .a 

~"* N• t\IU! Aru 
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STAFF 
REPORT 

Attachment 3 continued 
Medium Density Residential Policies in OPA #48 

9.3.4 Medium Density Residential 

Ma~.~. 

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 netdensity of 35 units per hectare . . 

4 . . increased height and density may be permitted in . 
accordance with the Height and DensityBonus poliCies of 
this Plan. 
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Attachment 4 
Existing Zoning and Details 
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STAFF 
REPORT 

Attachment 4 (continued) 
Existing Zoning and Details 

R.1 B (Residential Single Detached) Zone 

Permitted Uses 
In accordance with the following uses included within the standard R.1 B Zone: 

• Single Detached Dwelling 
• Accessory Apartment 
• Bed and Breakfast Establishment 
• Day Care Centre 

• · Group Home 
• Home Occupations 
• Lodging House Type 1 

Regulations 

Regulation 

Minimum Lot Area 

Minimum Lot Frontage , . 

Maximum Building Height 

Minimum Front Yard 

Minimum Exterior Side Yard 

Minimum Side Yard 
1 to2 storeys 
Over 2 storeys 

Minimum Rear Yard 

.Accessory Buildings or Structures 

Fences 

Off~S~reet Parking 

Minimum Landscaped Open Space 

Garbage, Refuse Storage & 
Com posters 

UR (Urban Reserve) Zone 

Permitted Uses 

R.1B Zone 

460.m" 

15m 
3 storeys 

6m 

4 .5m 

, , 

1.2m 
. 1.2m . 

7.5m or 20% ofthe lot depth 

Section 4.5 

Section 4.20 

Section 4.13 

·The front yard of any lot, excepting the 
driveway shall be landscaped and no 
parking shall be permitted within this 

landscaped open space. The driveway 
shall not constitute more than 40% of 

the front yard. A minimum area of 0.5m 
between the driveway and the nearest 

lot line must be. maintained as a 
landscaped space in the form of grass, 

flowers, trees, shrubbery, natural 
vegetation and indigenous species 

In accordance with Section 4.9 

• . Agriculture, Livestock Based . . . . . 
• Agriculture, Vegetation Based (mushroom farms shall not be permitted) 

Making • Dlfffr.nce 
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REPORT 

• Conservation Area 
• Flood Control Facility 
• Outdoor Sportsfield Facilities 
• Recreation Trail 
• Wildlife Management Area 
• Accessory Uses in accordance with Section 4.23 

Regulations 

Making • Olfffl'tiKt 

Within the Urban Reserve (UR) 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 following regulations: 

Minimum Separation Distances Regulating Livestock Based Agriculture 
Minimum separation distances for Livestock Based Agriculture operations shall be based on the 
Minimum Separation Distance requirements for livestock farms required by the Ontario Ministry 
of Agriculture and Food. 

Permitted Building or Structure . 
In addition to all other provisions of this Section, a permitted Building or Structure shall only be · 
permitted In accordance with all of the following regulations: 

Minimum Side Yard 
Equal to one-half the Building Height but in no case less than 3 metres. 

Minimum Rear Yard 
Equal to one-half the Building Height but in no case less than 7.5 metres . . 

Minimum Front Yard 
. . 

7.5 metres or as set out in Section 4.24, whichever is greater. 

Off-Street Parking 
No off-Street parking shall be located within 3 metres of any boundary of an UR Zone. · 

Off-Street Loading 
No off-Street loading shall be located within 3 metres of any boundary cif an UR Zone. 

Accessory Building or Structure 

Despite Section 4.5, an accessory Building or Structure shall be permitted only in accordance 
. with the following regulations: 

No accessory Building or Structure shall be used for human habitation. 

No accessory Building or Structure shall be located between the Street Line and any 
Setback line. 
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REPORT 

No accessory Building or Structure shall be located in any Side Yard . 

Making. Dlffortnc. 

No accessory Building or Structure shall be located closer to any Lot Line than one
half Building Height or 7.5 metres, whichever is greater. 

Lighting of Outdoor Sportsfield Facilities 
Outdoor Sportsfield Facilities shall be permitted to have lighting facilities developed in 
accordance with Section 4~ 18.1 . 
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Attachment 4 
Proposed Zoning - Standard R.3A Zone Summary 

17187 19691 TABLE 5.3.2- REGULATIONS GOVERNING R.3 ZONES 

Row Residential Type R.3A Zone R.3AZone R.3B Zone 
1 Cluster Stacked On-Street-

Townhouse Townhouse .Townhouse 

2 Minimum Lot Area 800m2 1,000 m2 180m2 

3 Minimum Lot Area Per Dwelling Unit 270m2 150m2 180m2 

4 Minimum Lot Frontage 18 metres 18 metres 6 metres 

5 Minimum Front Yard 6 metres and as set out in Section 4.24 and 
5.3.2.7. 

5a Minimum Exterior Side Yard 4.5 metres and in accordance with Sections 
4.24. 4.28 and 5.3.2.7 

6 Minimum Side Yard See Section 5.3.2.2. 1.5mfrom 
the side of 
the Buiidlng. 

7 Minimum Rear Yard See Section 5.3.2.2. 7.5 metres 

8 Maximum Building Coverage(% of Lot Area) 30 40 50 

9 Maximum Building Height 3 Storeys and iri accordance with Sections 
. 4.16 and4.18. 

10 Minimum Distance Between Buildings . · see section 5.3:2.3 --
.. 

11 Minimum Common AmimityAn:ia See Section 5.3.2.4. --. . 
. 12 Minimum Private Amimity Area See Section 5.3.2.5 . -

13 Minimum Landscaped Open Space (% of Lot Area) 40 40 35 

·14 Buffer Strip Wher'~ an R.3 Zone abuts any other 
Residential Zone or any Institutional, Park, 
Wetland, or Urban Reserve Zone a Buffer 
Strip shall be provided. Buffer strips may be 
located in a required Side or Rear Yard. 

15 Fences In accordance with Section 4.20. 

16 Oft-Street Parking In accordance with Section 4.13. 

17 Accessory Buildings or Structures In accordance with Section 4.5. 

18 Maximum Number of Dwelling Units in a Row 12. 8 
Despite the preceding, where 
units are adjacent to a public 
Street, the maximum number 
of Dwelling Units in a row 
shall be 8. · 

19 Garbage, Refuse Storage and Composters hi accordance with Section 4.9. 

20 Maximum Density of Site See Section 5.3.2.6 --- -

.21 Maximum Driveway (Residential) width R.3B Zone See Section 
On-Street Townhouses · · · . · 4.13.7.2.5 
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Attachment 4 
Proposed Zoning- Specialized R.3A 

Maldng • Dlfftrtnco 

The following specialized regulations have been requested to the R.3A 
Zone: 

• That the minimum lot area per dwelling unit be 262 m2 where the zoning 
by-law requires 270 m 2

• 

• That the minimum front yard be 3.9 m where the zoning by-law requires 
6 m. 

• That the maximum building height be 4 storeys where the zoning by-law 
requires 3 storeys. . 

• That the minimum distance between windows with habitable rooms be 14 
m where the zoning by-law requires 15 m . . 

• . That the distance between facing private amenity areas be 5 m where the 
zoning by-law requires 6 m. 

• That a private amenity area be a minimum of 1.4 m from a side lot line 
where the zoning by-law requires 3 m~ 

• That the maximum density of the site be 38 units per hectare where the 
zohing by-law requires 37.5 units per hectare . . 
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Attachment 5 
Proposed Development Concept 
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Proposed Building Elevation 
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December 8, 2014 

Katie Nasswetter, Senior Development Planner 
City of Guelph 
1 Carden Street 
Guelph, ON 
N1H 3A1 

Re: Arkell Woods- Zoning By-law Amendment Application (ZC 1314) 
Applicant: Moshi Holdings 
44, 56, 66 & 76 Arkell Road 
Guelph, ON 

Dear Katie, 

This past August, our neighbours (Helena and Brian Wilson), Deirdre and I met with Mike Watt and Pete Graham to 
review their revised site plan. At that time considerable changes were made based on our original concerns and we 
greatly appreciated their efforts. More recently, Moshi Holdings completed additional field work verifying the most 
appropriate alignment for a public trail and their stormwater management pond. We have reviewed their latest plans 
and remain mostly satisfied with what has been provided to us to-date. 

I have listed below the specific site plan items that we have discussed and reviewed with Moshi Holdings 
representatives and remain in agreement with: 

1. Density - The total number of residential units has been reduced to 91 townhomes from their originally 
proposed 217 units. We support the number of townhomes being proposed. 

2. Residential Building Height- We can support the proposed building height of three storey buildings with 
some townhomes having walkouts. 

3. Common Amenity Area - From our understanding, the proposed common amenity area is more than 
doubled what is required by the City of Guelph. We obviously support a larger common amenity area and, 
more importantly, appreciate locating this feature alongside their east property boundary. By creating a 
larger common amenity area in this location allows for the existing hedge to remain on their property. As a 
result, we will be satisfied with the nice buffer transitioning from our homes to their new community. 

4. One Main Entry- The main entry has shifted further away from our property and is located on the opposite 
side of their development. Not only does moving traffic away from our property make us happy but we feel 
this entry/exit is located in the safest point where traffic visibility is the greatest in all directions. We also 
support an "emergency access only" feature that is opposite Malvern Crescent. Eliminating three existing 
driveways and consolidating into one main driveway makes sense to us. 

5. Increased Separation - We appreciate increasing the distance between the townhome units and the 
Wilson's northwest property limit. Moshi Holdings has increased the separation to approximately 10m 
whereas in the previous plan the separation was 3m. 



6. Townhomes Orientation- We support the units siding onto Arkell Road creating better sight lines in and 
out of the property. 

7. On-site Parking - We support the increase in the amount of on-site parking stalls. Moshi Holdings is 
exceeding the City's parking requirement. Our understanding is the proposed number of parking stalls is 28 
whereas, the City requirement is 19. I trust more on-site parking will alleviate any neighbourhood concerns 
about visitors parking on Malvern Crescent. Also, we understand each townhome unit will have 2 dedicated 
parking spots i.e. garage and driveway. 

Issue of concern - Public Trail: 
The Builder has taken the time to review in detail the proposed plans for a public trail. We understand the 
woodlot is currently within private property and may be dedicated to the City. If the property is dedicated to 
the City we do have mixed feelings about supporting a public trail traversing through this woodlot, which is 
so closely situated to our unfenced property. We also understand a boardwalk is being proposed 
immediately behind our property. The present plan will badly encroach on our privacy and security. In order 
to maintain our privacy we would like the City to consider moving the boardwalk a minimum 20m away from 
our property and installing a wood privacy fence along our rear property and a portion of our east property 
boundary. We feel that without a greater separation and fencing, our property will be extremely susceptible 
to burglary. However with the above mitigation measures we can support the plan. 

We appreciate the opportunity to provide input into the City's process. We will continue to correspond with Moshi 
Holdings through the municipal approval process. 

Sincerely, 

Marko Thorn 

Marko Thom 

cc: Councillor Karl Wettstein 



From: mary rife 
Sent: Tuesday, November 25, 2014 2:25 PM 
To: kwettstein@rogers.com; Katie Nasswetter; mwatt3213@gmail.com 
Subject: Arkell Woods Dev 
 
Dear Katie 
 
This summer the neighbours met with the developers of this site and were very pleased 
and surprized to realize that they had listened to our concerns and redesigned their site 
plan to incorporate almost all of our concerns. 
The new plan is much less dense with 91 units, instead of 200+. There are common 
ammenity areas for families to play and enjoy, sidewalks for kids to skip and ride their 
trikes on. There are wide roads for emergency vehicles to get around and for garbage 
trucks to pick up bins. Buildings now face in such a way to give the existing neighbours 
some privacy.  The main entrance is now much safer at the top of the blind hill so the 
traffic exiting form the property can see in both directions. There is more parking on site 
so that Malvern Cres. should not be used for overflow.  
To the developer, I say this is a job well done! You listened to your neighbours and came 
up with a plan that said you cared about us. 
Now I wonder if the city will also show that it listens and cares. With the developements 
of the Arkell Lofts. the Bible chapel developement and this one, Arkell Woods, It means 
that stopping and turning traffic into these very close together sites will create havoc with 
the current through traffic on Arkell Road. Traffic turning off Gordon Street, especially 
travelling south and making a left hand turn on a flashing green arrow will be dismayed 
to realize that they can't complete their turn because others in front of them have stopped 
to turn left into their developments and those cars can't turn because of all the traffic 
heading west on Arkell Road. Throw in the existing bus stop just around the corner on 
Arkell and you have a nightmare traffic situation that will also cause chaos on Gordon.  
Is the city going to create a bus pull-over area so the through traffic can go through and 
will there be left turn lanes on Arkell so those turning into these new developments can 
safely wait to make their turns without being concerned that the through traffic will rear-
end them?  All the other developments further out Arkell Road have left turn lanes. Is the 
city planning on building sidewalks on the north side of Arkell Road to accommodate 
foot traffic from these new developments? 
Thank-you for consideration of these extremely important safely matters.  
At the beginning of this email I noted that the developer had granted almost all of the 
items on our wish list. My one remaining wish is that they would preserve any of the 
existing beautiful mature trees lining Arkell road. My one wish for the city to consider for 
future developments would be to design some housing for seniors, with few or no steps to 
the main level. ( The stacked townhouses proposed for the bible chapel land would be 
ideal as they could be built into the hill ) 
  
Thanks again for listening. Sincerely, 
  
  
Mary and Jim Rife  



From: Stan Lipkowski  
Sent: December 18, 2014 12:07 PM 
To: Katie Nasswetter; Clerks 
Subject: Comments on revised rezoning at 44 Arkell road 
 
Dear City Planners, 
 
We are residents at                        and have concerns about the application for 44 Arkell 
road.  Our major concern is the number of town houses. 91 townhouse means there will 
be at least 91 cars being introduced into the traffic system at an already very busy 
intersection. We already see at least 2 accidents a month on Arkell between Malvern and 
Gordon and we believe the number of accidents will increase with the addition of all of 
these houses.  
 
Our second concern is the high density of these homes. There is very little green-space 
and it will be encroaching on the wetlands with 4 storey town homes! We think more 
consideration needs to be taken into about green space.  We feel that the city should 
consider about the quality of living with adequate green space rather than packing in as 
many homes as possible. We feel that this subdivision is just too dense. 
 
We would be interested in seeing sketches of these 3 and 4 storey houses to have an idea 
of the height. 
 
Thank you for your time. 
 
Sincerely, 
 
Annia and Stan Lipkowski 
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DATE 

SUBJECT 

City Council 

Infrastructure, Development and Enterprise 

February 9, 2015 

Statutory Public Meeting Report 
265 Edinburgh Road North 
Proposed Zoning By-law Amendment 
(File: ZC1411) 
Ward 3 

REPORT NUMBER 15-10 

EXECUTIVE SUMMARY 

PURPOSE OF REPORT 
To provide planning information on an application requesting approval of a 
Zoning By-law Amendment to permit the development of service commercial 
uses on th.e property muniCipally known as 265 Edinburgh Road North. This 

· report lias been prepared in conjunction with the statuto"ry public meeting .for 
this application~ 

KEY FINDINGS 
Key Findings will be reported inthe 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. 

ACTION REQUIRED 
Council will hear public delegations regarding the application, ask questions of 
clarification and identify planning issues. The report is to be received and no 
decisions are to be made at this time. 

RECOMMENDATION 
1. That Report 15-10 regarding a proposed Zoning By-law Amendment 

application (File: ZC1411) by Black, Shoemaker, Robinson and Donaldson 
Limited on behalf of the Wellington Catholic District School Board to permit 
the development of service commercial uses for the property municipally 
known as 265 Edinburgh Road North and legally described as Part of Lots 4, 
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5, 6 arid 7, Range '4', Division 'A', City of Guelph, from Infrastructure, 
Development and Enterprise dated February 9, 2015, be received. 

BACKGROUND 
An application to amend the Zoning By-law has been received for the property 
municipally known as 265 Edinburgh Road North from Black, Shoemaker, Robinson 
and Donaldson Limited on behalf of the Wellington Catholic District School Board on 
August 13, 2014, and was deemed to be incomplete on September 8, 2014 due to 
the absence of: a Planning Justification Report and additional copies of the concept 
plan. After receiving the Planning Justification Report and copies of a concept plan 
on December 2, 2014, the application was deemed to be complete on December 
8, 2014. The purpose of the application is to place the property into a single 
standard service commercial zone (SC.l). Three zones ("Specialized Institutional" 
(1.1-7) , Institutional (1.1) and "Specialized Service Commercial" (SC.l-29)) 
currently coverthe subject property . . 

In 1992 the subject property was acquired by the Wellington Catholic District 
· School Board. Since the property was acquired in the same ownership name as the 
abutting Our Lady of Lourdes Cathol ic High School property (municipally known as 
54 Westmount Road), the two properties have .rrierged on title .. Both properties 

· have been functioning independently since 1992~ however, in order to facilitate the 
sale of the su!Jjed property, the owner applied to. the Committee of Adjustment for 
Consent. Provisional Consent has been granted by the Committee of Adjustment to 
sever the subject property into orie (1) severed lot and one (!)retained lot, along 
with storm sewer easements under file number: B~23/14. · One of the conditions 
imposed by the Committee of Adjustment is.that prior to the endorsaticiri of deeds 
for the Consent application, this Zoning · By-law Amendment application must be 
approved and in full force and effect. The Decision of the Committee of Adjustment . 
is included as Attachment 7. An aerial photo shoWing the ''retained" (54 
Westmount Road) and "severed" (265 Edinburgh Road North) lots is included as 
Attachment 2. · · 

Location 
The subject property has an area of approximately 1.614 hectares (3.988 acres) 
with a frontage of 188.79 metres (619.4 feet) along Edinburgh Road . The subject 
property is located on the east side of Edinburgh Road North, north of London Road 
and south of Willow Road (see Location Map in Attachment 1). The subject 
property is developed with a one-storey concrete block and metal siding building 
and associated parking area. The majority of the existing building and associated 
parking area are vacant. A small .portion of the northerly section of the building is . 

· used by the current owner for storage of maintenance and surplus school 
equipment. · · 

Surrounding land uses include: 
• To the north: lands zoned for Institutional uses, beyond which is a cemetery; 
• To the south: lands zoned for Service Commercial uses; 
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• To the east: lands zoned for Institutional uses, and developed with Our Lady of 
Lourdes Catholic High School, associated sports fields, walkways and parking 
areas; 

• To the west: Edinburgh Road, beyond which is the Canadian National Railway 
line and lands zoned for Residential uses. 

Existing Official Plan Land Use Designations and Policies 
The subject property is designated "Service Commercial" in the Official Plan, which 
permits highway-oriented and service commercial uses that do not normally locate 
within a downtown because of site area or highway exposure needs and which may 
include commercial uses of an intensive nature that can conflict with residential . . 
land uses . 

. The relevant policies for the "Service Commercial" land use designation are included 
. in Attachment 3. · 

Official Plan Amendment 48 (OPA 48) (under appeal), a comprehensive update to · 
the City's Official Plan, proposes to maintain the subject property's current "Service . 

. Commercial" land use designation. This designation permits highway-oriented and 
service commerCial uses. Staff must have regard to ttie CounCil adopted policies . 
and designations of OPA 48 everi though it is currently under appeal. The relevant 
policies for the "Service Commercial" land use designation are included in · 
Attachment .4. . · · · · · · · 

Existing :zoning 
Currently, a .small portion of the subject property is zoned "Specic:~lized 
Institutional" (I.l-7), Institutional (I.l) and the majority of th.e property is zoned 
"Specialized Service Commercial" (SC.l -29) . . Details of the $xisting zoning are 
included in Attachment4. 

REPORT 
Description of Proposed Zoning By-law Amendment · . 
The applicant is requesting to change the zoning on the subject property to the 
standard "Service Commercial" (SC.l) Zone. The subject property will be 
developed in .accordance with the permitted uses and regulations of the standard 
SC.l Zone. Further details of the proposed zoning are provided in Attachment 5. 

Proposed Development 
The applicant's existing site development plan is shown in Attachment 6. A 
conceptual development plan has not been provided as the future uses and layout 

· of the building(s) and property are not known at this time. The current owner has 
submitted this zone change application to facilitate the sale of the property. A 
future owner would develop the site in accordance with the standard "Service 
Commercial" (SC.l) Zone uses and/or regulations if approved. 
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Supporting Documents 
The following reports and materials have been submitted in support of this 
application: 

Maldng • Dlfttrft.:e 

1. Planning Justification Report, prepared by Black, Shoemaker, Robinson & 
Donaldson Limited, dated December 2014 

2. Existing Site Development Plan, prepared by Black, Shoemaker, Robinson & 
Donaldson Limited, dated December 2014 

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

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

. • Evaluatio.n ofthe proposal's conformity with the Official Plan; including any 
Official Plan Amendments; 

• Review of the proposed tonirig, including the need for any specialized 
regulations; 

• Consideration of the Planning Justification Report;. 
• Review ofservicing and traffic issues; 
• Confirm .Support for the Community Energy Initiative; 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. 

CORPORATE STRATEGIC PLAN 
Strategic Direction 3.1: Ensure a well-designed, safe, inclusive, appealing and · 
sustainable City. 

COMMUNICATIONS 
The Notice of Complete Application was mailed on December 22, 2014 to local 
boards and agencies, City service areas and property owners with 120 metres of the 
subject site for comments . . Notice was also provided by signage on the property, 
which was posted December 22, 2014. The Notice of Public Meeting was mailed on 
January 19, 2015 and advertised in the Guelph Tribune on January is, 2015 . 

FINANCIAL IMPLICATIONS 
Financial implications will be reported in the future staff recommendation report to 
Council. 
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ATTACHMENTS 
Attachment 1 - Location Map 
Attachment 2 - Aerial Photo 
Attachment 3 - Existing Official Plan Land Use Designations and Policies 
Attachment 4 - Official Plan Amendment #48 Land Use Designations and Policies 
Attachment 5 - Existing and Proposed Zoning and Details 
Attachment 6- Existing Site Development Plan 
Attachment 7- Committee of Adjustment Decision File: B-23/14 

Report Author. 
Lindsay Sulatycki 
Senior Development Planner 

General Manager 
Planning Services 
519.822.1260,. ext. 2395 
todd.salter@guelph.ca 

Approved By 
Sylvia Kirkwood 
Manager of Development Planning 

~ 
AI Horsman · · 
Deputy CAO 
Infrastructure, Development and 
Ent~rprise 
519 ;822.1260, ext 5606 
al.horsman@guelph.ca 
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Attachment 2 
Aerial Photo 

2012 Orthophoto of G el h 
265 Edinburgh Road North and . ~ 

54 Westmount Road -·-
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Attachment 3 
Existing Official Plan Land Use Designations and Policies 
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Attachment 3 (continued) 
Existing Official Plan Land Use Designations and Policies 

Service Commercial Land ·Use Designation 
7.4.32 · The 'Service Commercial' designation on Schedule 1 is intended to 

7.4.33 

7.4.34 

7.4.35 

7.4.36 

provide a location for highway-oriented and service commercial uses 
that do not normally locate within a downtown because of site area or 
highway exposure needs and which may include commercial uses of an 
intensive nature that can conflict with residential land uses. 

In order to promote continued commercial viability of the City's C. B.D. 
(Downtown) and planned mixed use and commercial areas, the City 
will limit the range of retail commercial uses that may locate within the 
'Service Commercial' designation. 

Complementary uses may be permitted in the 'Service Commercial' 
designation provided they do not interfere with the overall form, 

·. function and development of the specific area for service commercial 
·purposes: Complementary activities include uses such as small scale 
offices, convenience uses, institutional, multiple-wnit residential and 
commercial recreation or entertainment uses. 

Development . proposals within 'Service Commercial' designatipns will 
be considered only in instances, where adequate vehicular access, off-
street parking and all municipal services can be provided. · 

Specific developments within 'Service · Commercial' designations . may 
not necessarily be provided direct access to arterial roads. ·. The City 
shall encourage, where feasible, the development of integrated centres 
between adjacent service commercial uses in terms of internal access 
roads, entrances from public streets, common parking areas, grading, 
open space and storm water . management systems in order to 
minimize points of access, municipal infrastructure provision, parking, 
and to promote the efficient use of the land base. · 

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 designated 'Service 
Commercial' areas to ensure such consistency. 
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Attachment 3 (continued) 
Existing Official Plan Land Use Designations and Policies 

7.4.37 Where service commercial uses are adjacent to designated 
'Residential' areas, adequate design mechanisms shall be used to 
reduce potential incompatibilities. These design mechanisms will be 
specified in the implementing Zoning By-law and site plans and may 
include building location, buffering, screening and landscaping 
requirements. 

· 7.4.38 This Plan will promote the retention of service commercial uses within 
well-defined areas by: 

7.4.38.1 Discouraging the further establishment of new commercial strips and 
the conversion of residential and industrial lands, located outside · of 
those areas designated for 'Service Commercial' use on Schedule 11 to 
commercial use; and 

. 7.4.38.2 . Promoting the retention of 'Service Commercial' designations along 
only one side of arterial roads in the City. 
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Attachment 4 
Official Plan Amendment #48 Land Use Designations and Policies 
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Attachment 4 (continued) 
Official Plan Amendment #48 Land Use Designations and Policies 

9.4.5 Service Commercial 

Objectives 

a) To ensure an adequate supply of service commercial uses throughout the City at 
appropriate locations. 

b) To concentrate highway-oriented and service commercial uses within well
defined designated areas, generally along arterial roads. 

c) To discourage the creation of new strip service commercial. development. 

d) To promote a high standard of building and landscape design for service 
commercial uses and to ensure that pedestrian . and vehicular circulation . do no 
conflict. 

Policies 

1. The 'Service Commercial; designation .. on Schedule 2 of this Plan is intended to 
proVide a location for highway-oriented and service commercial uses that do · not 
normally . locate within Downtown because of · site · area . or highway exposure 
needs and which may include commercial uses of ari intensive natur~ that can 
conflict with residential land uses. 

2. To · promote continued commercial viability of Downtown and planned Mixed-use 
and Commercial areas, tre City will limit the range of retail commercial u~es that 
may locate within the Service Commercial designation. 

3. Development proposals within Service Commercial designations will be 
considered only in instances, where adequate vehicular access, off-street parking 
and all municipal services can be provided. 

4. In some circumstances development may not necessarily be provided with direct · 
access to arterial roads. The City shall encourage integration between adjacent 
service commercial uses in terms of entrances to public streets, internal access 
roads, common parking areas, grading, open space, stormwater management 
systems and municipal infrastructure provision where feasible. 

5. The City will require the aesthetic character of site and building design to 
conform to the Urban Design policies of this Plan and applicable guidelines and 
will incorporate measures into the approval of Zoning By-laws and Site . Plans to 
ensure conformity. 
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Attachment 4 (continued) 

MKlog • Olfforonce 

Official Plan Amendment #48 Land Use Designations and Policies 

6. This Plan will promote the retention of service commercial uses within the well
defined areas as identified on Schedule 2 by: 

i) discouraging the further establishment of new commercial strips and the 
conversion of lands, located outside of those areas designated Service 
Commercial on Schedule 2 to commercial use; and 

ii) promoting the retention of Service Commercial designations along only one 
side of arterial roads in the City. 

7. Where servic,e commercial uses are adjacent to designated .residential areas, 
design mechanisms, including those outlined in the Urban Design policies of this 

. Plan shall be applied to reduce potential incompatibilities. These design 
mechanisms may be specified in the implementing Zoning By-law and Site Plans 
and may include building location, buffering, screening and landscaping 
requirements. 

Permitted Uses 

8. The following uses may be permitted within the Service Commercial designation 
subject to the applicable provisions of this Plan: · . . . . . . . 

i) service commercial uses; 
ii) complementary uses . such as small-scale offices, convenience uses, 
institutional and commercial recreation or entertainment uses. . 

9. Complementary uses may be permitted provided they do not interfere with the 
overall form, function and development of the specific area for service 
commercial purposes. 
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Attachment 5 
Existing and Proposed Zoning and Details 
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REPORT 

Attachment 5 (continued) 
Existing and Proposed Zoning and Details 

Existing Zoning: I.l, I.l-7 and SC.l-29 

Institutional (1.1) Zone 

8.1 PERMITTED USES 

8.1.1 Educational. Spiritual. and Other Services - !.1 Zone 
• Art Gallery 
• Day Car,e Centre in accordance with Section 4.26 

. • Group Home in accordance with Section 4.25 
• Library . 
• Museum 
• Outdoor Sportsfield Facilities 
• Religious Establishment · · 
• . School 
• . Occasional Uses in accordance with Section 4.21. 

8.1.1.1 Administrative Office, Nursing Home, activity room, Recreation Centre, 
nursing station, Research Establishment, chapel, residence and other Accessory 
Uses are permitted provided that such . Use is subordinate, i'ncidental and 
exclusively devoted to a permitted ,use listed in Section 8.1.1 and · provided that 
such Use complies with Section 4.23. 

REGULATiONS 
.Within. the Institutional · (I) 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 
Table 8.2. 
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Attachment 5 (continued) 

Existing and Proposed Zoning and Details 

TABLE 8.2 - REGULATIO!'IS GOVERNING INSTITUTIONAL (I) ZONES 

Minimum Lot Area 
Minimum Front and Exterior Side 
Yard 
Maximum Front and Exterior Side 
Yard 
Minimum Side Yard 

Minimum Rear Yard 

Minimum Lot Frontage 
Off-Street Parking 
Off-:-Street Loading 
Accessory Buildings and Structures 
Fences 
Maximum Building Height . · 

· Buffer Strips 

Garbage, Refuse Storage and 
Com posters . 

Specialized Institutional (1.1-7) 

8.3.1. 7.1 Regulations 

8.3.1.7.1.1 Buffer Strips 

Educational, Spiritual and Other Services 
(I.1) Zone 
700m 2 

6 metres and in accordance with Sections 
4.16 and 4.24 .. 
20 metres 

6 metres or one-half the Building Height, 
whichever is greater. 
7.5 metres or one-half the Building Height, 
whichever is greater. 
3b metres 
In accordance with Section 4.13. 
In accordance with Section 4.14; 
In accordance with Section 4.5. 
In accordan~e with Section 4.20. 

. 4 Storeys and iri accordance with Sections 
4.16 and 4 . .18. 
Where an institutional Zone abuts any . . 

Residential; Park, Wetland or Urban Reserve · 
Zorie, a Buffer Strip shall be developed. 
In accordance with Section 4.9. 

Where the 1.1-7 Zone abuts the SC.1 -41 Zone, a 2.74 metre buffer 
strip shall be provided. The buffer shall consist of a 1.8 metre high 
fence and landscaping. 

Specialized Service Commercial (SC.l-29) 

6.4.3.1.29.1 Permitted Uses 
• Commercial School 

. • Day Care Centre in accordance with Section 4.26 
• Financial Establishment · 
• Funeral Hoine 

PAGE 16 



STAFF 
REPORT 

Attachment 5 (continued) 
Existing and Proposed Zoning and Details 

• Garden Centre 
• Hardware Store 
• Office 
• Office Supply 
• Print Shop 
• Public Hall 
• Religious Establishment 
• Research Establishment 
• Retail sales, service and rental of: elect~icaljlighting supplies, 
furniture and appliances, and .electronic and audio.-visual equipment 

• School 
• Veterinary Service 

6.4.3 ;1.29.2 Regulations 

6.4.3.1.29.2.1 Off-Street Parking 

Group 1 - Low Traffic Generators 
An Office~ Print Shop, Research Establishment, Funeral Home, Veterinary · 
Service, Office Supply, · Retail salesiservice/rerital of elec::tricaljlighting supplies, 

. furniture and ~ppliances. 

Parking Ratio: 3 spaces per lao m 2 G.F.A. 

Group 2 - Medium Traffic Generators: . . 
Financial Establishment, -electronic and audio-visual equipment, Garden Centre, 
Hardware Store. 

Parking Ratio: 6 spaces per 100 m 2 G.F.A. 

Group 3 - Mall Ratio: 
To be applied to the entire Building if one or more medium traffic generating Uses . . 

are established. 

Parking Ratio: 6 spaces per 100 m 2 G.F.A. 

Group 4 - Use Parking Ratios 
Public Hall or Religious Establishment: 1 per 23 m 2 G.F.A. 
Commercial School: 3.6 spaces per 100 m 2 G.F.A plus 1 per 2 staff 
Day Care Centre: 1 per 10 children 
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REPORT 

Attachment 5 (continued) 
Existing and Proposed Zoning and Details 

6.4.3.1.29.2.2 Parking Space Size 
Parking Spaces shall have minimum dimensions of 2.75 metres by 
5.5 metres. 

6.4.3.1.29.2.3 Buffer Strips 
A Buffer Strip shall not be required where the subject property abuts 
lands which . are Zoned institutional. 

Proposed Zoning: SC.l 
. . 

6.4.1.1 Service Commercial- SC.l Zone: 
• Auto-oriented Department Store · 
• Car wash~ Automatic 
• Car wash, Manual 
• Catalogue Sales Outlet 
• Club 
• Commercial School 
• Commercial Entertainment . . 

Day Care Centre in accordance with Section 4.26 
Financial Establishment · 

• 
• 
• · Funeral Home 
• .. 
• 

Group Home in accordance with Section 4.25 · 
Hardware Store 
Hotel 

• Liquor Store 
• Medical Clinic 
• Office Supply · 
• . Parking Facility 
• Print Shop 
• Public Hall 
• Recreation Centre 
• Religious Establishment 
• Research Establishment 
• 
• 

Restaurant 
Restaurant (take-out) 

• Retail sales, service and rental of: electrical/lighting supplies, electronic 

• 
• 
• 
• .. 

·and audio-visual equipment. furniture and appliances 
Th~m · · 

Tourist Home 
Vehicle Specialty Repair Shop 
Vehicle Service Station 
Vehicle Gas Bar 

• Veterinary Service . 

PAGE 18 



STAFF 
REPORT 

Within a Mal/: 

Attachment 5 {continued) 
Existing and Proposed Zoning and Details 

All Uses listed above and the following: 
• Artisan Studio 
• Bake Shop 
• Cleaning Establishment 
• Convenience Store 
• Dry Cleaning Outlet 
• Florist · 
• ·Laundry 
• Medical Office 
• Office 
• Personal Service Establishment 
• . Pharmacy 
• Photofinishing Place 
• Postal Service 
• Rentai Outlet 
• Repair Service 
• · Taxi Establishment 
• Vehicle Parts Establishment 
• Video Rental Outlet 

6.4.2 REGULATIONS 

Making • Diffma<e 

. Within the Service Commercial (SC) Zones, no land shall be Used and no 
Building or Structure shall be erected or Used except in conformity with 
the applicable regulc:~tions contained in Section 4 - General Provisions, the 
regulations set out in Table 6.4.2, and the following: 

6.4.2.1 Regulations Governing Car washes, Automatic and Car washes, Manual 

6.4.2.1.1 

6.4.2.1.2 

6.4.2.1.3 

Entry Ramps 
There shall be no more than one entry ramp for each 15 metres of 
Street frontage and the width of any entry ramp shall not exceed 9 
metres at the Street Line. 

Number of Vehicle Standing Spaces 
In accordance with Section 4.13.4.2. 

Surfaces 
The surfaces of all ramps, Driveways, service areas, and off-Street 
loading areas shall be surfaced with a capped, hard top substance such 
as asphalt, or other stable surface treated to prevent the raising of 
dust and/or loose particies. · · 
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Attachment 5 (continued) 
Existing and Proposed Zoning and Details 

6.4.2.1.4 Enclosed Operations 
Despite Section 4.22, the following shall apply to car wash 
establishments in the SC Zones: 

6.4.2.1.4.1 All of the operations of a Car wash, Automatic or Car wash, Manual 
shall be conducted within an enclosed Building except for the moving 
and storage of Vehicles. 

6.4.2.1.4.2 Despite Section 6.4.2.1.4.1, on-site vacuuming devices, and wiping or 
drying areas, where provided may be located outside the Main 
Building . . 

6.4.2 .1.5 Vehicle Storage Space . 
A minimum of 2 Vehicle storage spaces per bay shall be provided . 

. 6.4.2.1.6 Vehicle Standing Space Dimensions 
Each Vehicle standing space shall have minimum dimensions of not 
less than 6 metres by 2.4 metres . . 

6.4.2.1. 7 Location of VehiCle Area 
. . . . ~ . . . 

6.4.2.1. 7.1 Despite the provisions of Section 4.i3.2 .3, required Vehicle standing 
spaces· and ·. Vehicle storage spaces may be located ahead of the 
Setback line . . 

6.4.2.1. 7.2 Vehicle standing spaces shall be arranged in a continuous line or lines 
leading into the washing bay or bays in such a way so as not to 

. interfere with the movement of traffic on public Streets and the 
normal functioning of the site. · 

6.4.2.1. 7.3 Vehicle storage, standing, loading and w1pmg areas shall not be 
permitted within 3 metres of any public Street. 

6.4.2.1. 7.4 Public Streets, lanes and other public places shall not be Used for the 
storage, standing, wiping and maneuvering of motor Vehicles in any 
manner as if they were part of the car wash premises. 

6.4.2.2 Special Regulations for · Vehicle Gas Bars and Vehicle Service 
Stations- All SC Zones 
Vehicle Gas Bars and Vehicle Service Stations shall be developed 

. in accordance with the following: · · 
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6.4.2.2.1 

6.4.2.2.2 

6.4.2.2.3 

.6.4.2.2.4 

6.4.2.2.5 

Attachment 5 (continued) 
Existing and Proposed Zoning and Details 

Minimum Setback of Pump Islands - 7.5 metres from the curbing of 
the pump islands to the Street Line or the designated Street Line as 
set out in Section 4.24. 
Despite the above, canopies over pump islands and underground 
storage tanks are allowed to project up to 1.5 metres from the Street 
Line. 

Entry Ramps 
In accordance with Section 6.4.2 . 1.1. 

Minimum Front or ·Exterior Side Yard 
Despite · Row 4 of Table 6.4.2, the minimum Front or Exterior Side 
Yard for a Vehicle Gas Bar or Vehicle Service Station .shall be 15 
metres arid as set out in Section 4.24 

Minimum Rear Yard 
Despite Row 6 of Table 6.4.2, the minimum Rear Yard for a Vehicle 
Gas Bar or Vehicle Service Station shall be 1.5 metres. 

Surfacing . 
In accordance with Section 6.4.2.1.3. 

TABLE 6.4.2- REGULATIONS GOVERNING SERVICE COMMERCIAL (SC) ZONES . 

Service Commercial (SC.l) 
Minimum Lot Frontage 30 metres 
Minimum Front and Exterior Side Yard 6 metres and in accordance with Section 4.24. 
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. 

Minimum Rear Yard One-half the building height but not less than 6 metres. 
Maximum Building Height 3 storeys and in accordance with Sections 4.16 and 4.18. 
Buffer Strips Where a SC zone abuts any residential, institutional, 

park, wetland, or urban reserve zone, a buffer strip shall 
be developed. 

Off-Street Parkinq In accordance with Section 4.13. 
Off-Street Loadinq In accordance with Section 4.14. 
Minimum Landscaped Open Space 10% of the Lot Area. 
Outdoor Storage In accordance with Section with Section 4.12. 
Fences In accordance with Section 4 .20. 
Accessory Buildings or Structures In accordance with Section 4.5. 
Enclosed Operations . In accordance with.Section 4.22 . 
Garbage Refuse Storage and Composters . In accordance with Section 4.9. 
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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STAFF 
REPORT 

Attachment 7 
Committee of Adjustment Decision File: B-23/14 

AMENDED 

DECISION 
COMMITTEE OF ADJUSTMENT 

APPLICATION NUMBER B-23/14 
Making • Diflerell<e 

The Committee. having had regard to the matters under Section 51(17) of the Planning Act, R.S.O. 1990, Chapter P.13. as amended, and having 
consKfered whether a plan of subdivision of the land in accordance with Section 5 1 of the said Act is necessary for the property and orderly 
development of the land, passed the following resolution: 

'THAT in the matter of an application under Section 53(1) of the Planning Act, R.S .O. 1990, 
c.P13, as amended, .consent for severance of Range 4, Divi.sion 'A', Part Lots 3, ·4, 5, 6, 7,· 8 & 
9, 265 Edinburgh Road North/54 Westmount Road, a parcel with a frontage along Edinburgh 

· Road North of 188.79 .metres (619.34 feet) and an area of 1.614 hectares (3.988 acres), 

a) 

b) . 

subject to a site specific storm sewer easement, labelled as 'A' on a draft Reference 
Pl.an prepared by Black, Shoemaker,· Robinson & Donaldson Limited, Project No. 12-
9374-7, dated November 17, 2014, over the retained parcel in favour of the severed 
parcel, 

subject to a blanket storm sewer easement, labelled as 'B' on a draft Reference Plan 
prepared by Black, Shoemaker, Robinson .& Donaldson Limited, Project No. 12-9374-7, 
dated November 17, 2014, overthe severed parcel in favour of the retained parcei, 

. . . 

be approved, subject to the following conditions: 
. . . 

. 1. That the servient tenement (54 Westmount Road) owner ofthe proposed retained pa~cel 
(Part 2), Part of lots 3, 4, 5, 6, 7, .8, and 9, Range "4", Division "A" grants an easement 
approximately 3.0-metres (9.84 feet) wide by approximately 43.0-mei:res (141.08 feet) · 
long, rl;!gistered ·on title, in favour of the dominant tenement (265 Edinbt,~rgh ·Road) 
owner of the proposed severed lands (Part 1), Part of lots 4, 5, 6 and 7, Range .;4", 
()ivision "A", for the protection of an existing 200mrri storm sewer.seriing the dominant · 
tenement (265 Edinburgh Road, Part 1), prior to endorsation of the deeds .or within one · 
(1) year of the consent~ whichever occurs first. 

2. That the servient tenement (265 Edinburgh Road) owner of the proposed severed lands 
(Part :i), Part of lots 4, 5, 6 and 7, Range "4", Division "A" grants an blanket storm sewer 
easement (B) over the said lands, registered on title, in favour of the dominant tenement 
(54 Westmount Road) owner of the proposed retained lands (Part 2), Part of lots 3, 4, 5, 
6, ·7, 8 and 9, Range n4", Division "A", for the protection of the existing storm sewer 
serving the dominant tenement (54 Westmount Road, Part 2), prior to endorsation of the 
deeds or within one (1) year of the consent, whichever occurs first. 

3. That prior to endorsation of the deeds, the owner shall have an Ontario Land Surveyor 
prepare a reference plan identifying the required easements. 

4. That prior to endorsation of the deeds, the owner's solicitor certifies that the easements, 
. in favour of the dominant tenements (265 Edinburgh Road) owner of the proposed 

severed lands (Par:t 1); Part of lots 4, 5, 6 and 7, Range "4':, Division "A".and (54 
Westmount Road) owner of the proposed retained parcel (Part 2), Part of lots 3, 4, 5, 6, 
7, 8 and 9; Range "4n, Diyision "A", have been granted and registered on title. 

Pagel of 2 COI'IHITTEE OF ADJUSTMENT OEOS!Oil 
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REPORT 

AMENDED 

C SION 
COMMmEE OF ADJUSTMENT 

APPLICATION NUMBER 8-23/14 
Making a Oifferente 

The Committee, having had regard to the matters that are to be had regard to under Section 51(17) of the Planning Act. R.S.O. 1990, Chapter P.13, as 
amended. a.nd having considered whether a plan of subdivision of the land in accordance with Section 51 of the said Act is necessary for th e prope rty 
and orderly development of the land. passed the following resolution: 

5. That the Zon ing By-law Amendment application submitted to change the zoning on the 
subject "retained" parcel be approved and in full force and effect, prior to the endorsation 
of deeds. 

6. That the documents in triplicate with original signatures to finalize and register the 
transaction be ·presented to the Secretary-Treasurer of the Committee of Adjustment 
along with the administration fee required for endorsement, pri or to November 25, 2015. 

7. · That all required fees and charges in respect of the registration o,fall documents required 
in respect of this approval and administration fee be paid,, prior to the endorsement of the 
deed. 

· 8. That the Secretary-Treasurer of the .Committee of Adjustment be provided with a written 
·undertaking from the applicant's solicitor, prior to endorsement of the deed, that he/she 
will provide a copy of the registered deed/instniment as reg istered in the Land Registry 
Office witf:lin two years of issuance of tl)e consent certificate, or prior to. th~ issuance of a 
building permit (i f applicable), Whichever occurs first. · 

.9. That a Reference Plan be prepared; deposited andfiled with .the Secretary-Treasurer 
which shall indicate the boundaries of the severed parcel ; any easements/rights-of-way 
and building locations; The submission must also include a digital copy of the draft 
Reference Plan (versjon ACAD2010) which can be forwarded by ema il (cofa@iguelph.ca} 
or supplied on a compact disk.~' 

Members of Committee V ti ·l/d~- /;u~L.rJlJA 
Concurring In this Decision __../ 1 

// ------..,----

I, Tristalyn Russell, Secretary-Treasurer. hereby certify this to be a true copy of the decision of the Guelph Committee of Adjustment 
and this decision w as concurred by a majority qf the members who heard th is application at a meeting held on November 20 2014. 

Dated: November 25, 2014 

The last day on which a Notice 
of Appeal to the Ontar'io 
Municipal Board may be filed 
is December 16, 2014. 

. fV .. -/).· "II /J 
Signed: 'Y:J)_~ 

Committee of.AI!just:nent 

T 5 19~822C1260 x2S24 
F S19·763·1 269 

E cofa@guelph.ca · 
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DATE 

SUBJECT 

City Council 

Infrastructure, Development and Enterprise 

February 9, 2015 

Statutory Public Meeting Report 
30 and 65 Hanlon Creek Boulevard 
Proposed Official Plan Amendment and Zoning By-law 
Amendment 
(Files: OP1403 and ZC1412) 
Ward6 

REPORT NUMBER 15-11 

EXECUTIVE SUMMARY 

PURPOSE OF REPORT 
To provide planning information on an application requesting approval of 
applications to amend the Official Plan and Zoning By-law to add specialized 
service commercial and office uses. 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. 

ACTION REQUIRED 
Council will hear public delegations regarding the applications, ask questions of 
clarification and identify planning issues. The report is to be received and no 
decisions are to be made at this time. 

RECOMMENDATION 
1. That Report 15-11 regarding applications to amend the Official Plan and 

Zoning By-law by Astrid J. Clos Planning Consultants on behalf of Guelph 
Land Holdings Inc. to add specialized service commercial and office uses on 
the properties municipally known as 30 and 65 Hanlon Creek Bouelvard, and 
legally described as Blocks 1 ·and 2~ Registered Plan 61M-176, City of Guelph, 
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from Infrastructure, Development and Enterprise dated February 9, 2015, be 
received. 

BACKGROUND 
Applications to amend the Official Plan and Zoning By-law have been received for 
the properties municipally known as 30 and 65 Hanlon Creek Boulevard from Astrid 
J. Clos Planning Consultants on behalf of Guelph Land Holdings Inc. on September 
22, 2014. The applications were deemed complete on October 16, 2014. 

The purpose of the proposed Official Plan Amendment is to add two site specific 
policies to the Official Plan. The first site specific policy would permit service 
commercial uses in free standing or multi-tenant buildings in the "Corporate 
Business Park" and "Industrial" designations, on properties municipally addressed 
as 30 and 65 Hanlon Cre.ek Boulevard and legally described as all of Block 1 and 
Part of Block 2 on Registered Plan 61M-176. · 

The second site specific policy proposed to be added to the Official Plan would 
permit Office uses In free standing or multi -tenant buildings on the remainder of 
the property municipally known as 30 Hanlon Creek Boulevard and legally described 
as Part of Block 2 on Registered Plan 61M-l76. · 

·The purpose of the proposed Zoning By-law Amendment is to add specialized 
service ·commercial and office uses to the subject lands. 

Location . 
The subject lands have an area ofeipproximately 9.89 hectares (24A4 acres) and 
are located west of the Hanlon Expressway, more specifically on the west side of 
Laird Road, opposite Cooper Drive, along Hanlon Creek Boulevard. The subject 
lands are currently vacant (see Location Map in Attachment .1). · 

Surrounding land uses include: 
• To the north: Laird Road, beyond which are lands zoned for Corporate Business 

Park uses; . 
• To the south: lands zoned for Park, Natural Heritage Features and Industrial 

uses; 
• To the west: lands zoned for Park and Natural Heritage Features; and, 
• To the east: Laird Road, beyond which are lands zoned for Industrial, Corporate 

Business Park, Park and Natural Heritage Features uses. 

Existing Official Plan Land Use Designations and Policies 
The Official Plan land use designations that apply to the subject properties are 
"Industrial" (30 Hanlon Creek Boulevard) and ''Corporate Business Park" (65 Hanlon 
Creek Boulevard). 

The "Industrial" designation permits the following land uses: Industrial uses, 
· Warehousing and bulk storage of goods, Laboratories, Computer and data 
· processing, Research and development facilities, Printing, publishing and 

broadcasting facilities, Repair and servicing operations, Transportation terminals, 
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Contractors' yards, and Complementary uses (such as corporate offices, open space 
and recreation facilities, public and institutional uses and utilities) which do not 
detract from, and which are compatible with, the development and operation of 
industrial uses. 

The "Corporate Business Park" designation permits the following land uses: office, 
administrative, manufacturing and warehousing within enclosed buildings including 
multi-tenant buildings or malls, hotel and convention facilities, research and 
development facilities, with associated ancillary retailing functions that are an 
integral component of these primary activities. 

The relevant policies for the applicable land use designations are included in 
Attachment 2. 

Official Plan Amendment 48 (OPA 48) (under appeal), a comprehensive update to 
the City's Official Plan, proposes to maintain the subject properties' current 
"Industrial" (30 Harilon Creek Boulevard) and "Corporate Business Park" (65 Hanlon 
Creek Boulevard) land use designations. 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 "Industrial" and "Corporate Business Park" 

land use designations are included in Attachment 3. 

The "Industrial" designation permits: industrial uses, including the manufacturing., 
fabricating, processing, assembly and packaging. of goods, foods and raw materials; 
warehousing .and bulk storage of goods, laboratories, computer and data 
processirJg, research and development fa.cilities printing, publishing and 
broadcasting facilities, repair and servicing operations, transportation terminals, . 
contractors' yards, and complementary uses (such as corporate offices, open space 
and recreation facilities, restaurants, financial Institutions, child care centres, public 
and institutional uses and utilities) which do not detract from, and are compatible 
with, the development and operation of industrial uses . . 

The "Corporate Business Park" designation permits: office and administrative 
facilities, manufacturing, warehousing, hotel and convention facilities, research and 
development facilities, associated ancillary retail uses that are an integral 
component of the primary uses, and complementary or accessory uses may be 
permitted. Such uses may include restaurants, financial institutions, medical 
services, fitness centres, open space and recreation facilities and child care centres. 

Policy 9.5.3.10 of OPA 48 proposes to add the following site specific policy that 
would apply to the lands subject to these applications: 

"Notwithstanding the uses permitted in 9.5.3.9, lands located west of the 
Hanlon Expressway at the main entrance to the Hanlon Creek Business Park 
on Laird Road may be permitted to be used for service commercial uses in free 
standing or multi-tenant buildings provided that such uses are directly related . 

· to, associated with and directly supportive of the corporate business and 
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industrial uses in the Hanlon Creek Business Park. The Zoning By :... law will 
establish the appropriate range of service commercial uses which may include 
convenience commercial, financial establishments, child care centre, personal 
service, restaurant, commercial school, hot~l, office supply and print shop. 
More intensive highway service commercial type uses and vehicle-related uses 
shall not be permitted." 

Since OPA 48 is currently under appeal in its entirety, and the applicant is 
requesting vehicle-related uses (specifically a Vehicle Gas Bar and Car Wash), an 
Official Plan Amendment is required to enable the proposed development. 

Existing Zoning 
The property municipally known as 30 Hanlon Creek Boulevard (as shown as · 
Buildings K and Land Buildings 1 to 3 on the concept plan) is currently zoned 
"Specialized Industrial" (B.2-6). · 

The property muniCipally known as 65 Hanlon Creek Boulevard (as shown as 
Buildings A to J on the concept plan) is currently zoned "Corporate Business Park" 
(B.5). . . 

Details of the existing zoning are included in Attachment 5. 

REPORT · 
Description of Proposed Official Pian Amendment . . .· . . . 
The applicant is requesting to add two site speCific policies to the Official Plan. The 
first site specific policy would permit service commercial uses in free standing or 
multi-tenant buildings in the "Corporate Business Park" and "Industrial" 
designations, on properties municipally addressed as 30 and 65 Hanlon Creek 

· Boulevard and legally described as all of Block 1 and Part of Block 2 on Registered 
Plan 61M-176. These uses would be permitted provided that such uses are directly 
related to, associated with and directly supportive of the corporate business park 
and industrial uses in the Hanlon Creek Business Park. . . 

The second site specific policy proposed to be added to the Official Plan would 
permit Office uses in free standing or multi-tenant buildings on the remainder of the 
property municipally known as 30 Hanlon Creek Boulevard and legally described as 
Part of Block 2 on Registered Plan 6lM-176. 

The proposed Official Plan Amendment is included in Attachment 4. 

Description of Proposed Zoning By-law Amendment 

The property municipally known as 65 Hanlon Creek Boulevard (as shown as . . . 

Buildings A to J ori the concept plan) is currently zoned "Corporate Business Park" 
(B.5). 
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In the "Corporate Business Park" (B.S) Zone, the following uses are permitted: 
Catering Service, Commercial School, Computer Establishment, Hotel, Laboratory, 
Mall , Manufacturing (entirely within a Building), Medical Clinic, Medical Office, 
Office, Post Secondary School, Print Shop, Public Hall, Research Establishment, 
Trade and Conventions Facilities, Veterinary Service, Warehouse (entirely within a 
Building) and Accessory Uses. 

The applicant is requesting to change the zoning on the property to a "Specialized 
Corporate Business Park" (B.S-?) Zone to permit the following additional uses in 
free standing or multi-tenant buildings: 
• Bake Shop 
• Car wash, Automatic 
• Car wash, Manual 
• Convenience Store 
• 
• 
• 
• 
• 
• 
• 
• 
• 

Courier Service 
Day Care Centre 
Florist · · 
Financial Establishment 
Office Supply . 
Personal Sehiice Establishment 
Postal Service 
Recreation Centre 
Rental Outlet 

• Re$taurcint 
• Restaurant (take-out) 
• Tavern · 
• Vehicle Gas Bar 

The property municipally known as 30 Hanlon Creek Boulevard (as shown as 
Buildings K and Land Buildings 1 to 3 on the concept plan) is currently zoned 
"Specialized Industrial" (B.2-6). 

In the "Specialized Industrial" (B.2-6) Zone, the following uses are permitted: 
Catering Service, Commercial School, Computer Establishment, Laboratory, Mall, 
Manufacturing, Print Shop, Research Establishment, Warehouse and Accessory 
Uses. 

The applicant is requesting to change the zoning on the property from "Specialized 
Industrial" (B2-6) to two (2) separate "Specialized Industrial" (B.2-?) Zones. The 
following additional uses are requested in free standing or multi-tenant buildings on 
the portion of the subject property located at the south-west corner of the Laird 
Road and Hanlon Creek Boulevard/Cooper Drive intersection (as shown as Buildings 
K and Lon the concept plan): 
• Bake Shop · 
• Car wash, Automatic 

· • Car wash, Manual 

PAGE 5 



STAFF 
REPORT 
• Convenience Store 
• Courier Service 
• Day Care Centre 

• Florist 
• Financial Establishment 
• Office Supply 
• Personal Service Establishment 
• Postal Service 
• Recreation Centre 
• Rental Outlet 
• Restaurant 
• Restaurant (take-out) 
• Tavern 
• Vehicle Gas Bar 

The following additional use is requested in free standing or multi-tenant buildings 
on the remainder of the property (as shown as Buildings 1 to 3 on the concept . . 

plan): 

• Office 

The applicant is also requesting a minimum off-street parking requirement of 1 
parking space per 23 square metres of Gross Floor Area for 65 Hanlon Creek . 
Boulevard (Buildings A to J as shown on the concept plan) and the Corner portion of 
30 Hanlon Creek Boulevard (Buildings K and Las shown o.n the concept plan). 

Further details of the proposed zoning are provided in Attachment 5. 

Proposed Development 
The applicant's proposed development concept plan is shown in Attachment 6. The 
concept plan is showing a number of buildings on the subject properties. The 
ultimate layout of the properties will be determined by the uses based on the 
tenants which are not known at this time. 

Supporting Documents 
The following reports and materials have been submitted in support of these 
applications: 

• Concept Plan, prepared by Astrid J. Clos Planning Consultants and Allen & 
Sherriff Architects Inc., dated September 16, 2014 

• Functional Servicing and Stormwater Management Report, prepared by 
Husson Engineering, dated September 2014 · 

• Traffic Impact Study, prepared by Paradigm Transportation Solutions, dated 
September 2014 

• Gas Bar Construction Standards Letter, prepared by Woods Consulting, 
dated September 10,2014 
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Staff Review 
The review of these applications will address the following issues: 
• Evaluation of the proposal against the 2014 Provincial Policy Statement and the 

Places to Grow: Growth Plan for the Greater Golden Horseshoe; 
• Evaluation of the proposal's conformity with the Official Plan; including any 

Official Plan Amendments; 
• Consideration of the merits of the proposed Official Plan Amendment; 
• Review of the proposed zoning, including the need for any specialized 

regulations; 
• Review of the proposed site design; 
• Review of servicing and traffic issues; 
• Environmental review; 
• Confirm support for the Community Energy Initiative; and, 
• Address ali comments and issues raised during the review or the applications. 

Once the applications are 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. 

CORPORATE STRATEGIC PLAN 
Strategic Direction 3.1: Ensure a well-designed, safe, inclusive, appealing and 
sustainable City. 

COMMUNICATIONS 
The Notice of Complete Application was mailed on October 31, 2014 to local boards 
and agencies, City service areas and property owners with 120 metres ofthe subject 
lands for comments. Notice was also provided by signage on the property, which was 
posted October 27, 2014. The Notic~ of Public Meeting was mailed on January 19, 
2015 and advertised in the Guelph Tribune on January 15, 2015. 

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

ATTACHMENTS 
Attachment 1 - Location Map 
Attachment 2 - Existing Official Plan Land Use Designations and Policies 
Attachment 3 - Official Plan Amendment #48 Land Use Designations and Policies 
Attachment 4 - Proposed Official Plan Amendment 
Attachment 5 - Existing and Proposed Zoning and Details 
Attachment 6 - Proposed Development Concept 

Report Author 
Lindsay Sulatycki 
Senior Development Planner 

Approved By 
Sylvia Kirkwood 
Manager of Development Planning 
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Todd Salter 
General Manager 
Planning Services 
519.822.1260, ext. 2395 
todd.salter@guelph .ca 

Malting a~ 

&.me9JpyJ('vl( it_ 
AI Horsman 
Deputy CAO 
Infrastructure, Development and 
Enterprise 
519 .. 822.1260, ext. 5606 
al. horsman@guel ph. ca 
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30 Hanlon Creek Boulevard 
·SUBJECT SITE. 
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Attachment 1 
Location Map 

LOCATION MAP . G. u-"'e'0'1ph 
30 and 65 Hanlon .Creek Boulevard ~ 

and 120rri Circulation . ..-~ . .a ....... 
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Attachment 2 

Making. Dltrmnce 

Existing Official Plan Land Use Designations and Policies 

Subject. Property 

- Service Commercial 

- Industrial 

- Corporate .Business Park 

- Significant Naturai Areas & Natural 

--1'1-
100 . 50 0 ·100 

-- m 

2001 Official Plan, September 2014 Consolidation G ""'"I h 
.· Land Use Designations ~ 

30 and 65 Hanlon Creek Boulevard · ....,,,,.._. ,_eM., .... a, d GYoll'fl - .......... . ---
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Attachment 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

30 Hanlon Creek Boulevard: 

7. 7 Industrial 

Objectives 

a) To ensure suffiCient serviced industrial land to attract a diversified range of 
· industrial activities. 

b) To ensure efficient utilization of existing industrial land and · promote 
redevelopment of under-utilized, or obsolete sites. 

c) To recognize and provide for the · needs of, and facilitate the establishment of 
small-scale industries, incubator-type establishments, and the expansion of 
existing industries. 

d) To maintain adequate standards to ensure attractive industrial developments. 
e) To minimize the journey-to-work trips within the community. 
f) To prevent the establishment of offensive trades and · nuisances that will hinder 

the orderly development · of the community and be detrimental to ·. the 
environment in accordance with policy 7.1.5. 

General Policies . 

7.7.1 · Within areas designated as 'Industrial' on Schedule 1 of this Plan, . the . 
following land uses shali be permitted: 

. a) Industrial uses including the manufacturing, fabricating, processing·, . 
assembly and packaging of goods, foods and raw materials; 

b) Warehousing and bulk storage of goods; 
c) . Laboratories; 
d) Computer and data processing; 
e) Research and development facilities; 
f) Printing, publishing and broadcasting facilities; 
g) Repair and servicing operations; 
h) Transportation terminals; 
i) Contractors' yards; 
j) Complementary uses (such as corporate offices, open space and recreation 

facilities, public and institutional uses and utilities) which do not detract from, 
and which are compatible with, the development andoperation of industrial 
uses. 

7.7.2 Complementary uses, as outlined in policy 7.7.1(j), may be permitted within 
the 'Industrial' designation by Zoning By-law amendment. The adequacy of 
municipal services to . support the proposed complementary · uses will be 
considered as a component of the zone change request. 
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Attachment 2 {continued) 
Existing Official Plan Land Use Designations and Policies 

7.7.3 Generally, commercial uses will not be permitted within areas designated as 
'Industrial'. Factory sales outlets will be permitted as an accessory use, 
provided that only those items that are substantially manufactured or 
assembled on site are sold. The sales outlet must be entirely located on the 
site in which the items for sale are manufactured or assembled. 

7. 7.4 Legally- existing industrial establishments not located within areas designated 
'Industrial' on Schedule 1 of this Plan shall be recognized as legal conforming 
uses, subject to the zoning provisions in effect at the time of passing of this 
Pl~m. When . these . industries require expansion or the site is . to be 
redeveloped for another land ·use activity, these industrial establishments will · 
be encouraged to relocate into one of the designated industrial areas of the 
city. 

7.7.5 It is the policy of. the City to maintain a high standard of · industrial 
.. development. . . . 

l.In order to encourage the development of attractive industrial areas; anq to . 
preserve sites along arterial roads for those indUstries that desire or require 

· visibility, the City will pursue the following: . ·. ·. ·· . · · ·. . . . . 
a) Direct such uses . as contractors' yards, repair and servicing . operations~ 

transportation terminals and utility yards to locate along lqcal or collector 
roads that are not located within an i ndustrial park; . 

b) Maintain higher development standards along arterial roads . or . within an 
indu.strial park for such matters as: .parking, loading areas, outside storage, 
landscaping, buffer strips and setback requirements; and · 

c) ·Recognize a variety of categories of industrial zones in the Zoning Bylaw. 

7. 7.6 The City shali ensure an adequate supply and variety of serviced industrial 
land to meet the requirements of industrial development. 

1. The City will continue to purchase, develop, and market lands for industrial 
use. 

2 . . The City will continue to provide a variety of Industrial activity locations in 
the various geographic sectors of Guelph in · order to minimize journey to
work trips. 
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Attachment 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

Making. DlffomKe 

7. 7. 7 Where industrial and residential (or other sensitive) uses are proposed in 
proximity to one another, the City, will use Ministry of the Environment 

· guidelines, to require appropriate planning/land use regulatory measures that 
will promote compatibility between these two land use types. Measures that 
can assist in creating compatible environmental conditions for these basic 
land uses may include .but not be limited to the requirement for minimum 
separation distances, sound proofing ·measures, · odour and particulate 
capture devices. 

. . . 

1. -Industrial land within the Hanlon Creek Business Park (lands located to the 
west of the Hanlon Expressway and In proximity to Laird Road) . will be 

·. subject to the following land use compatibility considerations. Where a · 
development application is proposed which _ would permit industrial and 
residential (or other sensitive uses) to be located in proximity to _ one 
another and may have an adverse effect, the City may require that one or 
more of the following_ measures be U$ed to promote land use compatibility; . 

a) Require that -the . Ministry of the Environment Guidelines be applied to .. -
encourage adequate separatio~ distances. - - . 

b) Require that a noise evaluation -study be prepared, in compliance with the . 
Ministry of _. the Environ merit Guidelines, · by · a · recognized acoustical 
consultant. This study will be prepared to the satisfaction of the City ~ Where 
appropriate; noi_se mitigation measures and warning daLJses will be included 
in the recommendations. - · -

c) Require that appropriate conditions of development approval be imposed to -
mitigate identified compatibility issues . -

d) Include appropriate regulations in the implementing Zoning By-law. These 
regulations may include but are not limited to, minimum building setbacks, 
maximum building heights, loading space locations, garbage, refuse and 
composting facility locations, outdoor storage locations, requirements for 
buffer strips; fencing and berms. · 

e) Impose a Holding Zone to ensure that conditions encouraging land use 
compatibility are implemented. 

7.7.8 Within areas designated as 'Industrial' on Schedule 1 of this Plan, there are a 
number of properties that have existing zoning, which permits a variety of 

-commercially oriented uses. Although the presence of these commercial uses 
is not in keeping with the policies of this Plan, the City will recognize these 
existing zoning anomalies at the time of the passing of this Official Plan, and 
will zone these properties accordingly in the implementing Zoning By-law. 
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Attachment 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

65 Hanlon Creek Boulevard: 

7.9 Corporate Business Park 

Objectives 

~.Diti.i-. .. 

. a) To provide lands which can be used for office, administrative and/or research 
and development facilities. 

b) To outline development · criter:ia tliat will · promote the sensitive integration of 
corporate business. u~es into locations on the entranceways to Guelph that wi_ll 
recognize the sensitivity of surrounding natural heritage features and designated 
'Residential' areas. 

c) To require high design standards to ensure attractive and consistent built form. 

7.9.1 The 'Corporate Business Park' land use designation on Schedule 1 is intended · 
to provide areas where employment opportunities can be provided in the new . 
"knowledge-basec:j technology" field. 

7.9.2 Uses permitted within the 'Corporate Business Park' designation shalliriclude 
office, administrative, . manufacturing _and . warehousing within enclos.ed 
buildings • including multi-tenant . buildings or malls; ·hotel and convention · 

.. facilities, . research and development facilities, . Wi.th associated ancillary · 

. retailing functions that are an integral component of these pi-imary activities. 
. . . . 

7.9.3 The implementing Zoning By-law · for · the 'Corporate Business Park' 
designation will establish the zoning categories and appropriate regulations 
to permit and control uses contained within the designation. 

7.9.4 High standards of urban design and built form will be required for 
development proposals within the 'Corporate Business Park' designation. 

1. 'Corporate Business Park' designated lands within the South Guelph 
Secondary Plan area will recognize: 

·a) The prominence of the 'Business Park' lands in association with the southern 
· gateway locations to Guelph; 

b) The environmental sensitivity of natural heritage features that are .found in 
proximity to the 'Business Park' lands; and 

c) The need to promote compatibility in land use and design between the 
.'Business Park' lands and designated 'Residential' use areas in the south end · 

. of Guelph. 
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Attachment 2 (continued) 
Existing Official Plan Land Use Designations and Policies 

2. Development proposals within the 'Corporate Business Park' lands of the South 
Guelph Secondary Plan area will be guided by the urban design and gateway 
condition policies of subsection 3.6.31, Urban Form and Design Considerations. 

3. Where 'Corporate Business Park' and 'Residential' use designations are in 
proximity to one another in the South Guelph Secondary Plan area, the City, 
shall require appropriate planning/land use controls to enhance compatibility 
between these land use · types in accordance with the Ministry of the 
Environment guidelines. Measures that can assist in enhancing compatibility 
include but are not limited to minimum separation distances, sound proofing, 
odour and particulate control, landscaping, and berming. Such measures wiU be 
implemented through means of the Zoning Bylaw, Site .Plan Control, and/or the 
use of urban design guidelines . 

. 4. 'Corporate Business Park' designated land west of the Hanlon Expressway within 
the South Guelph Secondary Plan are.a h.as a high level of visibility from the 
Hanlon Expressway. By virtue of its visual prominence, excellent access, 
proximity to Highway 401, and distinctive natural setting, development of this 
area should occur in a mariner which establishes a park or campus like settirig . 
with extensive landscaping ;arid a high standard of urban design. 

a) . Architectural detail, building · massing, landscaping, and site design shall . 
collectively result in · establishing an attractive . entrance or gateway feature 
for the City of Guelph in this location~ Design and building control shall also 
be · used to maintain sensitivity to nearby designated · residential or natural 
areas. In this regard the City will prepare specific urban design · guidelines to 
provide direction with respect to design principles. ·· 

5. 'Corporate Business Park' land west of the Hanlon Expressway within the South 
Guelph Secondary Plan area shall be appropriately zoned t6 accommodate 
larger and/or more intensive users, within single purpose buildings, multi
tenant buildings or groupings of buildings. 

a) Permitted uses will include research and development facilities, trade and 
convention facilities, computer, electronic and data processing enterprises, 
office and administrative facilities, manufacturing and warehousing within an 
enclosed building, . hotel, and complementary service commercial uses. such 
as financial institutions, and restaurants which are developed as part of a 
larger building ·complex. Other complementary uses may be permitted 
without amendment to this Plan provided that the proposed use is consistent 
with the planned function of the designation. Permitted complementary uses 
will be controlled by means of specialized zoning categories and regulations 
of the implementing Zoning By-law. · 
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Attachment 2 (continued) · 
Existing Official Plan Land Use Designations and Policies 

6. 'Corporate Business Park' designated land east of the Hanlon Expressway within 
the South Guelph Secondary Plan area has a high level of visibility from Gordon 
Street. By virtue of its visual exposure and access to Gordon Street, proximity 
to Highway 401, and distinctive natural setting, development of this area should 
occur in a manner which establishes a park or campus like setting with 
extensive landscaping and a high standard of urban design. 

a) Architectural detail, building massing, · landscaping~ and site design shall 
collectively result in establishing an attractive entrance or gateway feature for 
the City of Guelph in this location. Design control shall also be ·USed to maintain . 
sensitivity to nearby designated residential or natural areas. In this regard the 
City will prepare specific urban design guidelines to provide direction with 
respe(:t to design principles . 
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Attachment 3 
Official Plan Amendment #48 Land Use Designations and Policies 
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Official Plan Amendment #48 Land Use Designations and Policies 

30 Hanlon Creek Boulevard: 

9.5.2 Industrial 

Objectives 

a) To ensure sufficient serviced industrial · land is available to attract a 
diversified range of industriai ·LJSes. 

b) To ensure the efficient use of existing · industrial land and .. promote 
redevelopment of under;_ used or brownfield sites. . 

c) To promote and provide for the needs of, and facilitate the establishment of 
·· small-scale industries, incubator-type establishments and the expansion of 
. existing industries. ·· . . . . 

d) To promote and implement high urban design standards and l9ndscaping to 
ensure attractive industrial developments. · 

e) To . prevent the ·establishment · of offensive trades . and nuisances that will 
. hinder the orderly development of the community ·and be detrimental to the 
environment. 

Pol ides 

1. To ensure an adequate supply and vad~ty of serviced industrial land is 
available to meet the requirements of industrial development the City may: 

. . . . ·. . . . . · . . . 
. . 

i. · purchase, develop, and market lands for industrial use; and 
ii. . provide for industrial designations in the various geographic locations of .. 

Guelph to minimize journey to-work trips and create a diversified economy. 

2. To encourage the development of attractive industrial areas, and to preserve 
sites along arterial rOads for those industries that desire or require visibility, 
the City will: 

i. direct such uses as contractors' yards, repair and servicing operations, 
transportation terminals and utility yards to locate along local or collector 
roads that are not located within an industrial park; 

ii. maintain higher development standards along arterial roads or within an 
industrial park for such matters as: parking, loading areas, outside storage, 
landscaping, buffer strips and setback requirements; and 

iii. recognize a variety of categories of industrial zones in the Zoning By..:law. 

3. Warehousing arid indoor bulk storage of goods will ·primarib,i be directed to locate 
on industrially designated lands within the builtup area where there is convenient 
access to the Hanlon Expressway or rail lines. · 
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4. Land designated Industrial south of Clair Road West on Schedule 2 of this Plan 
shall generally be characterized by larger, free standing industrial buildings 
displaying appropriate design standards and sensitivity to natural setting and 
existing adjacent uses. · 

5. Where industrial and residential or other sensitive land uses are proposed in 
proximity to one another, the City shall use Ministry of the ·Environment 

. guidelines to require appropriate planning/land use regulatory measures that will 
promote compatibility between these two land use types. Measures that can 
assist in creating compatible environmental conditions for these basic . land uses 
may include, but not be limited to the requirement for minimum separation 
distances, sound proofing measures, and odour and particulate capture devices. 

6. industrial land within the Hanlon Creek Business Park (lands located to the west 
of the Hanlon Expressway and in proximity to Laird Road) will be subject to the 
following land use compatib.ility considerations. Where a development application · 
is proposed which would permit industrial and . residential (or other sensitive 
uses) to be located in · proximity to one another and may have an adverse effect, 
the City _may r equire that one or . more of the following measures be· .used to 

·. prorrwte land use compatibility: · 

. i) Ministry of the Environment · Guidelines will be · applied to ensure 
adequate separation distances; . . 

ii) a Noise Impact Study may be required, in compliance with the Ministry 
of the Environment Guidelines and prepared by a recognized acoustical 
consultant. This study will be prepared to the satisfaction of the City. 
Where appropriate, noise mitigation measures and warning clauses will 
be included in the recommendations ; · 

iii) appropriate conditions of development approval be imposed to 
mitigate identified compatibility issues; 

iv) appropriate regulations be included in the implementing Zoning By
law. These regulations may include but are not limited to, minimum 
building setbacks, maximum building heights, loading space locations, 
waste, refuse and composting facility locations, ·outdoor storage 
locations, requirements for buffer strips, fencing and berms; and 

v) impose a Holding Zone to ensure that conditions encourag ing land use 
compatibility are implemented. 

7. Attractiveness and consistency of image are of prime importance for the built 
form in gateway locations which are highly visible and adjacent to the Hanlon 
Expressway. In this regard the City may prepare specific urban design guidelines 
to provide direction with respect to design- principles _ for development in this 
area. 
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8. Generally, the following development criteria are applicable to lands designated 
industrial adjacent to the Hanlon Expressway: 

i) building elements and/or landscaping should be used to screen views 
to parking and loading areas; and 

ii) outdoor storage shall not be visible from the Hanlon Expressway. 

9. Vertical warehousing, second floor offices and other related uses .above the first 
storey are encouraged to reduce land consumption and. increase the number of 
jobs per hectare, particularly in the greenfield area. · 

10. Within areas designated Industrial on Schedule 2 of this Plan, there are a · 
number of properties . that have existing zoning, which permits a variety of 
commercially oriented uses. Although the presence of these commercial uses is 

·not in keeping with the policies of this Plan, the ·City will recognize these . 
existing uses in the Zoning By-law: 

11. Legally existing industrial establishments not located . within areas designated · 
Industrial on Schedule 2 of this· .Plan . shall be recognized as legal conforming 
uses, subject to the zoning provisions in effect at the time of passing of this . 
Plan. When these industries require expansion or the site is to be redeveloped . · 
for another land use actiVity, these industrial establishments will be encouraged .• 
to relocate into one of the designated industrial areas ofthe City. . 

Permitted Uses 

·12. The following uses may be permitted within the Industrial designation subject to 
the applicable provisions of this Pian: 

· a. industrial. uses, Including the manufacturing, . fabricating, processing, 
assembly and packaging of goods, foods ahd raw materials; 

b. warehousing and bulk storage of goods; 
c. laboratories; 
d. computer and data processing; 
e. research and development facilities; 
f. · printing, publishing and broadcasting facilities; 
g. repair and servicing operations; 
h . . transportation terminals; 
i. contractors' yards; and 
j. complementary uses (such as corporate offices, open space and 

recreation facilities, restaurants, financial institutions, child care 
· centres, public and institutional uses and utilities) which do not detract 
from, and are compatible with, the develo'pment and operation of · 
industrial uses. 
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Official Plan Amendment #48 Land Use Designations and Policies 

13. Complementary uses may be permitted within the Industrial designation by a 
Zoning By-law amendment. 

14. Commercial uses will not be permitted within the Industrial designation. 

15. Factory sales outlets may be permitted as an accessory use provided only 
those items. that are substantially manufactured or assembled on site are sold. 
The sales outlet must be entirely located on the site on which the items for 
sale are manufactured or assembled. 

Height and Density 

16. A rriinim.um height of 2 storeys is encouraged. 

!7. The City shall plan to achieve · an average density of 36 jobs per hectare on 
lands designat~d Industrial in the greenfield area. 

. . . 

18: Development with densities of 36 . jobs per hectare or more are · highly 
encquraged to locate within the greenfield area. 

Parking 

19. Surface parking should generally be minimized, and is subject to the Urban . 
Design policies of this Plan. 

65 Harilon Creek Boulevard: 

9.5.3 Corporate Business Park 

Objectives 

a) To provide lands which can be used for office, administrative and/or research 
and development facilities. 

b) To permit a limited range of commercial uses that serve employment uses. 
c) To outline development criteria that will promote the sensitive integration of 

corporate business uses at the gateways to Guelph. 
d) To ensure that development is sensitive to adjacent Natural Heritage System 

and designated residential areas. 
e) To require high urban design standards to ensure attractive and consistent 

built form. 
f) . · To encourage the use of renewable and alternative energy within Corporate 

Business Parks. · · 
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Policies 

1. The Corporate ·Business Park designation on Schedule 2 of this Plah . is 
intended to provide areas where employment opportunities can be provided in 
the "knowledge-based" technology field. 

2. High . standards of urban design and built form will be required for 
development proposals within the Corporate Business Park designation, which 

. shall recognize and address: 

i) the prominence of the Corporate Business Park in association with 
the southern gateway locations to Guelph; 

ii) the environmental sensitivity of natural heritage features that are . 
found in proximity to the Corporate Business Park lands; and · 

. iii) the need to promote compatibility in land use and design between 
the Corporate B.Usiness Park lands . and residential uses in the. 
south end of Guelph. 

3. ·. Development proposa,ls within the Corporate Business Park designation wi.ll be . 
subject to the Urban Design policies of this Plan including gateway poli~ies. 

. . . . . . . . . . . . 

4. Buildings should have a consistent setback from the public . rightof~way to. 
create · an attractive and consistent streetscape. The implementation of this 
provision is particularly applicable aiong arterial and collector roads. 

5. Building ·elements and/or landscaping should be used to screen views to 
parking and loading areas facing a public street. 

q. Where Corporate Business Park and residential uses are in proximity to one 
another, the City shall require appropriate planning/land use controls to 
enhance compatibility between these land use types in accordance with the 
Ministry of the Environment guidelines. Measures that can assist in enhancing 
compatibility include but are not limited to min imum separation distances, 
sound proofing, odour and particulate control, landscaping and berming. Such 
measures will be implemented through means of the Zoning By-law, Site Plan 
Control, and/or the use of urban design guidelines. 
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Official Plan Amendment #48 Land Use Designations and Policies 

· 7. Corporate Business Park designated land west of the Hanlon Expressway has 
a high level of visibility from the Hanlon Expressway. By virtue of its visual 
prominence, excellent access, proximity to Highway 401, and distinctive 
natural setting, development of this area should occur in a manner which 
establishes a park or campus like setting with extensive landscaping and a 
high standard of urban design in accordance with the following provision: 

i) architectural detail, building massing, landscaping and site design shall 
collectively result in . establishing an . attractive entrance or gateway 
feature for the · City in this location. Design and building control shall 
also be LJSed to maintain sensitivity to nearby designated residential or 
natural areas. In this regard the City may prepare specific urban design 
guidelines to provide di rection with respect to design principles. 

8. Corporate Business Park designated land east of the Hanlon Expressway has a 
high level of visibility from Gordon Street. By virtue of its visual exposure and 
access to Gordon Street, proximity to Highway 401, and distinctiv·e natural . 
setting, development of this area should occur in a manner which establishes 
a _park or campus like setting with extensive landscaping and a high standard 
of urban design in accordance with the following provision: 

i) architectural detail, building massing, landscaping, and site design shall 
collectively result in establishing ari attractive entrance or gateway 
feature for the City of Guelph in this location. Design and building control 
shall also be used to maintain sensitivity to nearby designated residential 
or natural · areas. In this regard the City will prepare specifiC urban design 
guidelines to provide direction with respect to design principles. 

Permitted Uses 

9. The following uses may be permitted in the Corporate Business Park 
designation subject to the applicable provisions of this Plan: 

i) office and administrative facilities; 
ii) manufacturing; 
iii) warehousing; 
iv) hotel and convention facilities; 
v) research and development facilities; . . 
vi) associated ancillary retail uses that are an integral component of the 

primary uses; and 
vi) complementary or accessory uses may be permitted. Such uses may 

include restaurants, financial . institutions, medical services, fitness 
· centres, open space and recreation facilit ies and child care centres. · 
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lO.Notwithstanding the uses permitted in 9.5.3.9 ,. lands located west of the 
Hanlon Expressway at the main entrance to the Hanlon Creek Business Park 
on Laird Road may be permitted to be used for service commercial Lises in 
free standing or multi-tenant buildings provided that such uses are directly 
related to, associated with and directly supportive of the corporate business 
and industrial uses in the Hanlon Creek Business Park. The Zoning . By-law will 
establish the appropriate range of service commercial uses which may include 
convenience commercial, financial establishments, child care centre, personal 
service, restaurant, commercial school, hotel, office supply and print shop. 
More intensive highway service • commercial type uses and vehicle-related 
uses shall not be permitted. 

ll.The implementing Zoning . By-law will establish the zoning . categories and 
appropriate regulations to permit and control uses within the Corporate 
Business Park designation. 

. . 

12. Uses are permitted within enclosed buildings including multitenant buildings 
. Cir rnalls .. 

13.0utdooi- storage shall not be permitted. 

14.The Corporate Business Park .lands located west of the Hanlon ExpressWay 
. shall be appropriately zoned to accommodate larger and/or more intensive 
users, within . single purpose buildings, multi~teriant buildings or groupings of 
buildings in accordance with the following provision: 
i) pennitted uses niay include research and development faCilities, trade and 

convention facilities, computer, · electronic and data processing enterprises, 
office and administrative facilities, manufacturing and warehousing within 
an enclosed ·building, hotel and complementary service commercial uses 
such as financial institutions and restaurants which are developed as part of 
a larger building complex. Other complementary uses may be permitted 
without amendment to this Plan provided that the proposed use is 
consistent with the planned function of the designation. Permitted 
complementary uses will be controlled by means of specialized zoning 
categories and regulations of the implementing Zoning By- law. 

lS.Corporate Business Park lands located east of the Hanlon Expressway shall be 
appropriately zoned to accommodate smaller or less intensive users than the 
corporate land users found west of the Hanlon. Lot sizes will generally be 4 
hectares (10 acres) or smaller for single purpose buildings, groupings of 
buildings, or mall type buildings In accordance with. the following: 
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i) permitted uses will include research and development facilities, computer, 
electronic and data processing enterprises, corporate office and 
administrative facilities, assembly and light manufacturing of product lines 
requiring on-going research and development and the following service 
commercial uses: commercial school, courier service, day care centre, 
financial establishment, hotel, office, office supply, medical office, postal 
service, print shop, public hall, recreation centre, research establishment, 
restaurant, telecommunication service,. veterinary service. Other 
complementary uses may be permitted without amendment to this Plan 
provided that the proposed use is consistent with the planned function of 
the designation . 

Height and Density 

16.A minimum height of two (2) storeys is strongly encouraged . 

17 .The City shall plan to achieve an average density of 70 jobs per hectare on 
lands designated Corporate Business Park in the greenfield area . 

. Parking 

18.Suiiace parking should be minimized, well landscaped and subject to the 
Urban Design policies of this Plan. Surface p9rking for employees should. be · 
located in the rear or side yard. Only very limited parking, such as visitor 
parking, may be permitted within the front yard. 

19.Structured or underground parking is encouraged to reduce. or eliminate the 
need for surface parking. 
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Proposed Official Plan Amendment: 

The proposed Official Plan Amendment applies to Blocks 1 and 2, Registered Plan 
61M-176, municipally known as 30 and 65 Hanlon Creek Boulevard · ('subject 
lands'). The Amendment requests two site specific policies be added to the Official 
Plan as follows: 

"In addition to the uses permittee:! in the "Corporate Business Park" designation, on 
. lands municipally addressed as 30 arid 65 Hanlon Creek Boulevard located at the 
main entrance to the Hanlon Creek · Business Park and legally described as All of 
Block 1 and Part of Block. 2, 6iM-176, are also permitted to be Used for service 
commercial uses in free standing or multi-tenant buildings provided that such uses 
are directly related · to, associated with and directly supportive of the corporate 
business park and industrial uses in the Hanlon Creek Business Park . . The Zoning 
By-law will establish the appropriate range of service commercial uses which may 
include: convenience . commercial, financial establishments, child c9re centre, 
personal service, restaurant, commercial school, hotel, office supply and print shop. 
More intensive highway service commercial type uses and vehicle related uses shall 

· not be permitted with the exception of a · Vehicle Gas Bar and · Car Wash . 
which shall be . permit~ed." 

"In . addition to the uses permitted in . the \\ Industrial" designation, on lands 
municipally addressed as 30 Hanlon Creek Boulevar~ located at .the main entrance 
to the Hanlon Creek Business Park and legally described as Part Block 2, 61M-176, 
are also permitted to .be used for Office uses in free standing or multi-tenant 
buildings." 
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8.2-6 

8.2-4 
8.2-6 

Existing Zoning 
30 and 65 Hanlon Creek Boulevard 

Guelph 
~ 

PAGE 27 



STAFF 
REPORT 

Attachment 5 (continued) 
Existing and Proposed Zoning and Details 

WL 

30 Hanlon Cr Blvd 
. • SUBJECT 
PROPERTY 
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Existing Zoning - 30 Hanlon Creek Boulevard: 

"Specialized Industrial" (8.2-6) 

7.3.2.6 8.2-6 

7.3.2.6.1 Permitted Uses 

• Catering Service 
• Commercial .School 
• Computer Establishment 
• Laboratory 
• Mall 
• Manufacturing 
• Print Shop .. Research Establishment 
• Warehouse 

7.3.2.6.2 Accessory Uses 

Maklaga Dlff.....C. 

Including but ·not limited to, Office, Factory Sales Outlet, Recreation Centre, are 
permitted provided that such Use is subordinate, incidental . and exclusively devoted 
to a permitted use and complies with Section 4.23 . 

. 7 .3.2.6.3 Prohibited Uses 

Any trade, business, manufacturer and related uses deemed offensive or noxious by 
the Environmental Protection Act, as amended from time to time, or any successor 
thereof, shall be prohibited. 

• Abattoir 
• Bulk Storage of Petroleum Products 
• Contractor's Yard 
• Meat Processing Plant 
• Repair Service 
• Sanitary Landfill Site 
• Tradespersons'Shop 
• Towing Establishment 
• Trucking Operation 
• Waste Transfer Station 
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7 .3.2.6.4 Regulations . 
In addition to the regulations set out in Sections 4 and 7.3 and Table 7.3 of By-law 
Number (1995)-14864, as amended, the following additions . and exceptions shall 
apply: 

7 .3.2.6.4.1 Minimum Side Yard 

6 metres and in accordance with Section 7 .3.1 

7 .3.2.6.4.2. Off Street Parking 

In spite of Section 4.13.2.4.1 no Parking Area shall be located within 4.5 metres of 
a Street Line. 
For 'manufacturing' and 'mall', the following parking requirements shall apply: 
-1 parking space per 50 square metres up to 1,000 square metres of gross floor 
area. · 
-1 parking space per ·100 square metres between 1,000 square metres arid _5,000 

_ square metres of gross floorarea, and · _ 
- 1 parking space per. 150 square metres over 5,000 square metres of gross floor 

· area. · 

7 .3.2.6.4.3_ Minimllm Landscaped Open Space 

· 10 % of the lot area. Inspite of Row 10 of Table 7.3. a minimum landscaped area 
4.5 metres in width shall be provided · and maintained along the municipal Street 
Line (with the exception of driveways). 

Existing Zoning - 65 Hanlon Creek Boulevard: 

7.4 "Corporate Business Park" (B.5} 

7 .4.1 Permitted Uses 

• Catering Service 
• Commercial School 
• Computer Establishment 
• Hotel 
• Laboratory 
• Mall 
• Manufacturing (entirely within a Building) 
• . Medical Clinic 

. • · Medical Office 
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• Post Secondary School 
• Print Shop 
• Public Hall 
• Research Establishment 
• Trade and Conventions Facilities 
• Veterinary Service 
• Warehouse (entirely within a Building) 

7.4.2 Accessory Uses 

Including but not limited to., Factory Sales Outlet, Recreation . Centre, Restaurant . 
are permitted provided that such use is subordinate, incidental and exclusively 
devoted to a permitted use and complies with Section 4.23. 

7 .4.3 Prohibited Uses 

Any trade, business, manufacturer and r~lated Uses deemed · offensive or noxious 
by the Environmental · Protection Act, as amended from time to time, or any 

. successor thereof, shall be prohibited. 
• Abattoir 
• Bulk Storage of Petroleum Products 
• · Contractor's Yard 
• Meat Processing Plant 
• Repair Service 
• Sanitary Landfill Site 
• Tradespersons'Shop 
• Towing Establishment 
• Trucking Operation 
• Waste Transfer Station 

7.4.4 Regulations 

Within the Corporate Business Park (B.S) 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 Table 7.4 and the following: . 
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7.4.4.1 Minimum Side and Rear Yards 

Despite Row 4 and Row 5 of Table 7 .4, where any Corporate Business Park Zone 
abuts a .Residential, Urban Reserve, or Park Zone the Minimum Side or Rear Yard 
shall be 10 metres.or one-half the Building Height, whichever is greater. 
Notwithstanding the minimum Side and Rear Yards the minimum Setback from the 
Hanlon Expressway shall be 14 metres. Where a B.5 Corporate Business Park Zone 
abuts a rail spur right...,of-way, no Side or Rear Yard _is required. 

· 7.4.4.2. Accessory Uses . 

Despite Row 6 ofTable 7.4, with B.S Zones, the maximum area for an Accessory 
Use in a Mall shall be determined in the basis of the Gross Floor Area of each 
individual unit in the Mall and not the Gross Floor Area of the entire Building. 

7 .4.4.3. Off-Street Loading Space Requirements - B.S Zones 

No Loading Spaces shall be located in .the Front Yard or .Exterior Side Yard or any 
Yard between a Lot Line .abutting Hanlon Road or Hanlon Parkway and the nearest 
wall of the Main Building on tlie same Lot. A landscaped strip consisting of trees, · 
shrubbery and/or berms. shall screen the Loading ·Space so that it is not visible from 
.any public street. : · · · · · · .· · · 

In addition to Section 4.14, within Corporate Business Park Zone (B.5) Zones 
adequate space shall be . provided on -:- site for the temporary ·. parking of vehicles 
awaiting access to Loading Spaces, exclusive of areas Used for parking or storage, 
and Loading Space access areas shall · be designed to avoid interference with the 
normal Use of the Street and with internal on-site Vehicle circulation. 

7 .4.4.4 Minimum Building Size Requirements 

For properties within the B.5 Zone, the following minimum Building sizes shall be 
required : 

-10 per cent of the Lot Area for Lots 3 acres or less in size, but in no case less than 
464.5 m2 · 
-15 per cent of the Lot Area for Lots between 3-10 acres in size 
-20 per cent of the Lot Area for Lots over 10 acres. 
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7 .4.4.5 For 'Manufacturing' and 'Mall', the following parking requirements 
shall apply: 

-1 Parking Space per 50 square metres up to 1,000 square metres of Gross Floor 
Area. 
-1 Parking Space per 100 square metres between 1,000 square metres and 5;000 
square metres of Gross Floor Area, and 

. -1 Parking Space per 150 square metres over ~,000 square metres of Gross Floor 
Area. 

TABLE 7.4- REGULATIONS GOVERNING CORPORATE BUSiNESS PARK (B.5} 
ZONES 

1 ZoneS 8 .5 I I I 
2 Minimum Lot 30 metres 

Frontage 
3 Minimum Front 6 metres and in accordance with Section 4.24. 

and Exterior 
Side Yard 

4 Minimum Side ·6 fT1etres and in accordance with Section 7.4.4.1. 
Yard 

5 . Minimum Rear . ·6 metres and in accordance with Section 7.4.4 .1. 
Yard 

6 Accessory Uses ·Not more than 25% .of the Building floor are<;~ shall be Used for any Accessory Uses 
permitted in a 8 .5 Zone and in accordance with Section 7.4.4.2. · · 

7 .Off-Street .1n accordance with Section 4.13. In addition to Section 4;13.3.3, all parking and driveway 
Parking . areas ·shall have ari impervious or paved surface. Further, in spite of Section 4.13'.2.4.1 . no 

Parking Area shall be located within 6 metres of a Street Line. 
8 Off-Street In accordance·with·Sections 4.14 ·and 7.4.4.3 

Loading 
9 ·Outdoor Storaoe Prohibited 
10 Minimum 15% of the lot area. . 

Landscaped The required minimum 6 metre front and ·exterior side yard on any lot except the driveway 
Open Space shall be landscaped: Further, a minimum landscaped area 9.0 metres in width shall be 

provided along any Jot line directly_facino the Hanlon Exoresswav. 
11 Buffer Strips Where a 8 .5 Zone abuts any Residential , Institutional, Wetland, or Urban Reserve Zone, a 

Buffer Strip shall be developed . 
12 Maximum 20 metres, with exception of a hotel which is permitted a maximum building height of 32 

Building Height metres and in accordance with Section 4.18. 
13 Fences In accordance with Section 4.20. 

14 Garbage, Refuse In accordance with Section 4.9. 
Storage and 
Com posters 

15 Maximum Public A maximum of 30% of the Gross Floor Area of an industrial mall building may be used for 
Floor Space display and sales areas or assembly occupancies open to the public. In the case of phased 

construction, not more than 30% of the actual area shall be used for display and sales area 
of public assembly occupancies at any time. 

16 Minimum In accordance with Section 7.4.4.4 
Building Size 
Requirements 

17 Accessory In accordance with Section4.5. 
Buildings or Despiie Section 4.5.i2, within 8 .5 Zones, accessory buildings or structures may be 
Structures constructed to the height of the Main Building. · 
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Proposed Zoning - 30 Hanlon Creek Boulevard: 

Two "Specialized Industrial" (B.2-?) and (B.2-?) 

The following additional uses are requested in free standing or multi-tenant 
buildings on the portion of the subject property located at the south-west corner of 
the Laird Road and Hanlon. Creek Boulevard/Cooper Drive intersection (as shown as 
Buildings K and Lon the concept plan): 

• Bake Shop 
• · Car wash, Automatic 
• Car wash, Manual 
• Convenience Store · 
• Courier Service 
• Day Care Centre 
• Florist · 
• Financial Establishment .. Office Supply 
• . Personal Service Establishment 
• Postal Service .. Recreation Centre . . 
• . Rental Outlet 
• Restaurant 
• Restaurant (take-out) 
• Tavern 
• Vehicle Gas Bar 

The following additional use is requested in free standing or multi-tenant buildings 
on the remainder of the property (as shown as Buildings 1 to 3 on the concept 
plan): 

• Office 

Proposed Zoning - 65 Hanlon Creek Boulevard: 

"Specialized Corporate Business Park" (B.5-?) 

The following additional · uses in free standing or multi-tenant buildings are 
requested: 

• Bake Shop . 
• Car wash, Automatic 
• Car wash, Manual 
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• Convenience Store 
• Courier Service 
• Day Care Centre 
• Florist 
• Financial Establishment 
• Office Supply 
• Personal Service Establishment 
• Postal Service 
• Recreation Centre . 
• Rental Outlet 
• Restaurant 
• Restaurant (take-out) 
• Tavern 
• Vehicle Gas Bar 

Parking: 

. . Miklat. Dlffortnce 

A minimum off-street parking requirement of 1 parking space per- 23 square metres 
of Gross Floor Area for 65 Hanlon . Creek Boulevard (Buildings A to J as shown on _ 
the concept plan) and the corner portion of 30 Hanlon Creek Boulevard (Buildings K 

. and Las shown on the concept plan) is requested. 
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CONSENT AGENDA 

 

 
February 9, 2015 

 
His Worship the Mayor 
 and 

Members of Guelph City Council. 
 

SUMMARY OF REPORTS: 
 
The following resolutions have been prepared to facilitate Council’s consideration of the 

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.   The item will be 

extracted and dealt with immediately.  The balance of the Consent Agenda will be approved in 
one resolution. 
 

A REPORTS FROM ADMINISTRATIVE STAFF 

 

REPORT DIRECTION 

  

CON-2015.2 55 AND 75 CITYVIEW DRIVE NORTH - PROPOSED 

DRAFT PLAN OF RESIDENTIAL SUBDIVISION AND 

ASSOCIATED ZONING BY-LAW AMENDMENT (FILE: 

23T-12501/ZC1202) - WARD 1 
 

1. That the application from GSP Group on behalf of Debrob 
Investments Limited for approval of a proposed Draft Plan of 

Residential Subdivision consisting of 249 to 324 residential units, 
consisting of 103 single detached dwellings, 28 semi-detached 
dwellings, 14 on-street townhouse units, and 105-180 multiple 

residential dwellings, an open space block and a park block, as 
shown on Attachment 5, applying to property municipally known as 

55 and 75 Cityview Drive North and legally described as Part of 
Lots 25, 31 and 32, Registered Plan 53 and Part of Lot 4, 
Concession 3, Division “C”, City of Guelph, be approved for a three 

(3) year period in accordance with Attachment 2 of the 
Infrastructure, Development and Enterprise Report 15-03 dated 

February 9, 2015. 
 
2. THAT the application by GSP Group for approval of a Zoning By-law 

Amendment from the UR (Urban Reserve) Zone, to the R.1D 
(Single Detached Residential) Zone, R.1D-? (Specialized Single 

Detached) Zone, R.1C-? (Specialized Single Detached Residential) 
Zone, R.2 (Residential Semi-Detached/Duplex) Zone, R.2-6 
(Residential Semi-Detached/Duplex) Zone, R.3B (Residential On-

Street Townhouse) Zone, R.3A-? (Cluster Townhouse) Zone, R.4A-? 
(Specialized General Apartment) Zone, P.2 (Neigbourhood Park) 

Approve 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 



Zone, P.1 (Conservation Land) Zone and WL (Wetland) Zone to 
implement a residential Draft Plan of Subdivision comprising 249 to 

324 residential units, be approved, as outlined in Attachment 2 of 
the Infrastructure, Development and Enterprise Report 15-03, 

dated February 9, 2015. 
 
3. That in accordance with Section 34(17) of the Planning Act, City 

Council has determined that no further public notice is required 
related to the minor modifications to the proposed Zoning By-law 

Amendment affecting 55 and 75 Cityview Drive North. 
 
CON-2015.3 PROPOSED DEMOLITION OF 315 VICTORIA ROAD 

NORTH - WARD 2 

 
 

 
 

 
 
 

 
 

 
 
Approve 

 
 

1. That Report 15-08 regarding the proposed demolition of one (1) 
single detached dwelling at 315 Victoria Road North, legally 
described as Concession 6, Division C Part Lot 1; City of Guelph, 

from Infrastructure, Development and Enterprise dated February 9, 
2015, be received. 

 
2. That the proposed demolition of one (1) detached dwelling at 315 

Victoria Road North be approved. 
 
3. That the applicant be requested to erect protective fencing at one 

(1) metre from the dripline of any existing trees on the property or 
on adjacent properties which can be preserved prior to 

commencement of demolition and maintain fencing during 
demolition and construction of the new dwelling. 

 

4. That the applicant be requested to contact the General Manager of 
Solid Waste Resources, within Infrastructure, Development and 

Enterprise regarding options for the salvage or recycling of all 
demolition materials. 
 

 
CON-2015.4 PROPOSED DEMOLITION OF 123 DAWN AVENUE 

- WARD 6 

 
1. That Report 15-06 regarding the proposed demolition of one (1) 

single detached dwelling at 123 Dawn Avenue, legally described as 
Plan 555, Part Lot 5; City of Guelph, from Infrastructure, 

Development and Enterprise dated February 9, 2015, be received. 
 
2. That the proposed demolition of one (1) detached dwelling at 123 

Dawn Avenue be approved. 
 

 
 

 

 
 
 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
Approve 

 
 
 

 
 

 
 
 

 
 

 
 



3. That the applicant prepare and submit a Tree Preservation Plan in 
accordance with the Private Tree Protection By-law to the 

satisfaction of the General Manager of Planning Services prior to 
undertaking activities which may injure or destroy regulated trees. 

 
4. That the applicant be requested to erect protective fencing at one 

(1) metre from the dripline of any existing trees on the property or 

on adjacent properties which can be preserved as identified on the 
approved Tree Protection Plan prior to commencement of 

demolition and maintain fencing during demolition and construction 
of the new dwelling. 

 

5. That the applicant be requested to contact the General Manager of 
Solid Waste Resources, within Infrastructure, Development and 

Enterprise regarding options for the salvage or recycling of all 
demolition materials. 

 

CON-2015.5 PROPOSED DEMOLITION OF 86 KENT STREET 

- WARD 3 

 
1. That Report 15-09 regarding the proposed demolition of one (1) 

single detached dwelling at 86 Kent Street, legally described as 
Plan 8, Part Lot 1009; City of Guelph, from Infrastructure, 
Development and Enterprise dated February 9, 2015, be received. 

 
2. That the proposed demolition of one (1) detached dwelling at 86 

Kent Street be approved. 
 
3. That the applicant be requested to erect protective fencing at one 

(1) metre from the dripline of any existing trees on the property or 
on adjacent properties which can be preserved prior to 

commencement of demolition and maintain fencing during 
demolition and construction of the new dwelling. 

 

4. That the applicant be requested to contact the General Manager of 
Solid Waste Resources, within Infrastructure, Development and 

Enterprise regarding options for the salvage or recycling of all 
demolition materials. 

 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

Approve 

 
attach. 
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City Council 

Infrastructure, Development and Enterprise 

February 9, 2015 

Decision Report 
55 and · 75 Cityview Drive North - Proposed Draft Plan of 
Residential Subdivision and Associated Zoning By-law 
Amendment {File: 23T-12501 I ZC1202) 
Ward 1 

REPORT NUMBER 15-03 

EXECUTIVE . SUM MARY 

PURPOSE OF REPORT 
This report provides a staff recommendation to approve a Draft Plan of 
Subdivision and associated Zoning By-iaw Amendment to permit a residential 
subdivision at 55 and 75 Cityview Drive North. · 

. KEY FINDINGS . . . 

Planning staff support the proposed Draft Plan of Subdivision .and associated 
Zoning By-law Amendment subject to the regulations and draft plan of 
subdivision conditions in Attachment 2. · 

FINANCIAL IMPLICATIONS 
Estimated Development Charges: $3,748,696 to $4,583,821 (Based on 2014-
2015 DC Rates) 
Estimated Annual Taxes Once Developed: $1,279,762 to $1,467,112 (based ori 
2014 Tax Rates) 

ACTION REQUIRED 
Council is being asked to approve the Draft Plan of Subdivision and Zoning By
law Amendment for the subject lands. 

RECOMMENDATION 
1. That the application from GSP Group on behalf of Debrob Investments Limited 

for approval of a proposed Draft Plan of Residential Subdivision consisting of 249 
to 324 residential units, consisting of 103 single detached dwellings, 28 semi
detached dwellings, 14 on-street townhouse units, and 105-180 multiple 
residential dwellings, an open space block and a park block, as shown on 

. Attachment 5, applying to property. municipally known 55 and 75 Cityview Drive 
North and legally described as Part of ~ots 25, 31 and 32, Registered Plan 53 
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and Part of Lot 4, Concession 3, Division "C", City of Guelph, be approved for a 
three (3) year period in accordance with Attachment 2 of the Infrastructure, 
Development and Enterprise Report 15-03 dated February 9, 2015. 

2. That the application by GSP Group for approval of a Zoning By.,- law Amendment 
from the UR (Urban Reserve) Zone, to the R.1D (Single Detached Residential) 

· Zone, R.1D-? (Specialized Single Detached) Zone, R.1C-: ? (Specialized Single 
Detached Residential) Zone, R.2 (Residential Semi-Detached/Duplex) Zone, R.2-
6 (Residential Semi-Detached/Duplex) Zone, R.3B (Residential On-Street 
Townhouse) Zone, R.3A-? (Cluster Townhouse) Zone, R.4A-? (Specialized 
General Apartment) Zone, P.2 (Neigbourhood Park) Zone, P.1 (Conservation 
Land) Zone and WL (Wetland) Zone to implement a residential Draft Plan of 
Subdivision comprising 249 to 324 residential units, be approved, as outlined in 
Attachment 2 of the Infrastructure, Development and Enterprise Report 15-03, 
dated February 9, 2015 ~ 

3. That in accordance with Section 34(17)ofthe 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 SS and 75 
Cityview Prive North. 

BACKGROUND 
Applications for a resid~ntial Draft Plan of Subdivision approval and a Zoning By-: law 
Amendment were received for the property municipally known as 55 and 75 · 

· Cityview Drive North. · · · · · 

The applications were deemed complete on January 18, 2012. The statutory Public 
Meeting was heldon November 4, 2013. Staff Report 13-64 provided background 
information related to the proposed applications. 

Revisions to the Applications 
The applicant's current draft plan of subdivision proposal shown in Attachment 5 
incorporates revisions from the plan presented at the November 4, 2013 Public 
Meeting (see Attachment 6). The key revision to the plan was incorporating a new 
public road connection to Starwood Drive. While the initial draft plan that was 
circulated on January 31, 2012 did include a public road connection to Starwood 
Drive that was aligned with the existing intersection of Frasson Drive and Starwood 
Drive, this connection was removed from the plan presented at the November 4, 
2013 Public Meeting to address issues identified with its potential environmental 
impacts being located within the 30 metre buffer to the adjacent Clythe Creek 
Provincially Significant Wetland. Through further environmental review and efforts 
to improve connectivity With providing a road connection to Starwood Drive, a new 
public street alignment that is outside of the 30 metre wetland buffer is now being 
proposed within the current draft plan of subdivision shown in Attachment 5. 
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Other revisions made to the plan presented at the Public Meeting include 
modifications to the lotting pattern in association with the newly aligned road 
connection to Starwood Drive and a newly configured park block to be consolidated 
with the proposed park block within the adjacent drqft plan of subdivision at 20 and 
37 Cityview Drive (23T-12502). 

Reports and materials submitted in support of the applications have also been 
updated accordingly to reflect the current proposal. These revisions were made to 
address identified environmental constra ints and to coordinate proposed 
development on the subject lands with separate development proposals on adjacent 
lands. 

Location 
The subject site is a vacant 15.2 hectare parcel located on the east side of Cityview 

· Drive, north of York Road and the Canadian Pacific Railway and west of the 
intersection of Starwood Drive and Watson Parkway North (see Attachment 1). 
Adjacent limd uses include: . . . 

• existing residential development to the west; 
• a future elementary school and existing r~sidential development to the. north; 
• Provincially significant wetlands and vacant lands part of the Starwood/Watson 

Mixed Use Node to the east; and · 
• vacant lands subject to a separate draft plan ofsubdivision application (23T- . . 

12502) to the south . . 

Existing Official Plan Designations . 
The subject lands are designated "General Residential" and "Open Space" in 
Schedule 1 of the Official Plan (see Attachment 3). Attachment 3 also shows a 
portion of the site as "Mixed Use Node" that is not proposed for development due to 
environmental constraints. · 

The "General Residential" land use designation permits all forms of residential · . . 

development, including multiple unit residential buildings subject to the satisfaction 
of specific development criteria. The Official Plan land use designations and related 
policies are included in Attachment 3. 

Official Plan Amendment 42 (OPA 42), the City's new Natural Heritage System, 
identifies portions of the Clythe Creek Provincially Significant Wetland Complex as 
'Significant Natural Areas' on the subject lands. The "Natural Areas" identified on 
the subject property include the wooded easterly area as 'cultural woodlands' and a 
small valleyland feature as 'other valley lands'. OPA 42 came into effect on June 4, 
2014,after these applications commenced , · 

Official Plan Amendment 48 (under appeal) , a comprehensive update to the City's 
Officia l Plan, designates the subject site "Low Density Greenfield Residential". This 
designation permits residential development at a density between 20 to 60 units 
per hectare. · 
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Although the application is being processed under the 2001 Official Plan, staff must 
have regard to the Council adopted policies and designations of OPA 42 and OPA 
48. The land use designations and related policies contained in Official Plan 
Amendment 42 and 48 are included in Attachment 4. 

Existing Zoning 
The subject lands are currently zoned UR (Urban Reserve) Zone. Attachment 8 
illustrates the existing zoning of the site and surrounding area. 

REPORT 
Description of Proposed .Draft Plan of Subdivision 
The application is a request to subdivide the subject property" in accordance with 
the draft plan of subdivision included in Attachment 5. Details of the proposed 
subdivision are also included iri Attachment 5. 

The draft plan includes a total of 249 to 324 residential units, consisting of 103 single 
detached dwellings, 28 semi-detached dwellings, 14 on-street townhouse units, and 
105,-180 multiple residential dwellings. Residential development is proposed on 10.5 
hectares of the entire property, representing approximately 70% of the subject site. 
The easterly portion of the property contains portions of Provincially Significant · 
Wetlands, a wooded area and steep slopes that are not proposed to be developed. 

The proposed draft plan ~tc~inmodates the south.erly extension of Keating Street 
and Silurian Drive, providing connectivity to existing residentic;~l development to the 

. ·north of the subject site. Lee Street Park has also been extended into the proposed 
subdivision through Block 124. Further, the applicant's draft plan has been 
designed to coordinate the proposed development o.n the subject lands with a 
separate draft plan of subdivision application (23T-12502) on the adjacent lands to 
the south at 20 and 37 Cityview Drive (see Attachment 7). This includes aligning · 
street connections and providing a second park block (Block 123) at the southern 
boundary of the site that would be consolidated with the proposed park block in this 
adjacent draft plan. This would implement a larger neighbourhood park between 
the two developments. Open Space Block 125 recognizes the open space area and 
associated buffer area to the Provincially Significant Wetland that is not subject to 
development. Block 126 identifies the boundaries of the Provincially Significant 
Wetland on the subject site. 

Description of Proposed Zoning Bylaw Amendment 
To implement the proposed draft plan of subdivision, the applicant is requesting to 
rezone the subject property from the current Urban Reserve (UR) Zone to the 
following zoning categories: 

• R.1D (Single Detached Residential) Zone 
• R.1D-? (Specialized Single Detached Residential) Zone 
• . R.1C-? (Specialized Single Detached Residential) .Zone 
• R.2 (Residential Semi-Detached/Duplex) Zone 
• . R.2-6 (Residential Semi-Detached/Duplex) Zone 
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• R.3B (Residential On-Street Townhouse) Zone 
• R.3A-? (Specialized Cluster Townhouse) Zone 
• R.4A-? (Specialized Residential General Apartment) Zone 
• P.2 (Neighbourhood Park) Zone 
• P.1 (Conservation Land) Zone 
• WL (Wetland) Zone 

Making i Difference 

The specialized zoning provisions requested within the proposed R.4A-? Zone is to 
permit stacked townhouse units and multiple attached dwelling units, as well as 
apartment buildings within the zoning for Blocks 121 and 122 located along the 
west side of Street B. It is noted that the standard R.4A Zone does not permit 
townhouse dwellings or multiple attached dwelling units. A maximum building 
height of 4 storeys is also proposed as a specialized zoning regulation to address 
compatibility with the adjacent existing single detached dwell.ings along the east 
side of Cityview Drive. The Specialized R.3A-? Zone is requested to permit cluster 
townhouses, stacked townhouses and multiple attached dwelling units within Block 
120 ori the east side of Street B. A maximum building height of 4 storeys is also 
included within this proposed R.3A-? Zone. 

A specialized zoning regulation is proposed for the R. H)-? and R.1C-? single 
detached dwelling zoning to permit a minimum front yard setback of 4.5 metres for 
the habitable floor space of the dwelling and a minimum front yard setback of q · 
metrestothefrontwallofthegarage. · · ·· · 

The p~oposed zoning concept is provided in Attachment 8. 

Staff .Review /Piamiing Analysis 
The staff review and planning analysis for these applications is provided in Attachment 
10. The analysis addresses all relevant planning considerations, including the issues 
that were raised by Council at the statutory Public Meeting held November 4, 2013 

· and other issues raised through review of the application. The issues generally 
include: 

• Review criteria outlined in Section 51(24) of The Planning Act (subdivision 
control); 

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

• Evaluate how the application conforms to the applicable Official Plan land use 
designations and policies including any related amendments; 

• Environmental review; 
• Review of proposed zoning; 
• Review of site servicing and traffic issues; 
• Review of park and trail development; 
• Review of the proposed development in coordination with adjacent 

development proposals and surrounding lands, including provision of public 
road and trail connections; 

• Confirm support for the Community Energy Initiative; and 
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• Address all comments and issues raised during the review of the applications, · 
including those noted at the Statutory Public Meeting. 

Planni~g Staff Recommendation . 
Planning staff are satisfied that the Draft Plan of Subdivision and associated Zoning 
By-law Amendment applications are consistent with the Provincial Policy Statement 
and conform to the Growth Plan for the Greater Golden Horseshoe. In addition, the 
applications conform to the objectives and policies of the Official Plan. The revisions 
made to the Zoning By-law Amendment 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. Planning staff are recommending that 
Council approve the Draft Plan of Subdivision and Zoning By-law Amendment 
applications subject to the draft plan of subdivision conditions and regulations 
outlined in Attachment 2. 

Community Energy Initiative 
The proposed development will contribute towards implementing the Community 
Energy Initiative in recognition that it satisfies many of the objectives and policies 
outlined iri Section 3.8 of the Official Plan that promote energy conservation. The . 
proposed development represents development on underutilized lands and has · 
been designed to appropriately integrate the surrounding public street system to 

· promote connectivity, pedestrian movement and access to transit. The owner has 
. made the commitment, as outlined in Attachment 11 and secured in Conditk>n 42 of 
Attachment 2, to construct the dwelling units to standards that promote energy 
efficiency. In addition, the conditions of approval also include the prohibition on the 

. use of any covenants that wouid restrict the use of clotheslines that also supports 
. . . 

the Community Energy Initiative. 

CORPORATE STRATEGIC PLAN 
Strategic Direction 3.1: Ensure a well-designed, safe, inclusive, appealing and 
sustainable City . 

. FINANCIAL IMPLICATIONS 
Estimated Development Charges: $3,748,696 to $4,583,821 (Based on 2014-2015 
DC Rates) 

Es.timated Annual Taxes Once Developed: $1,279,762 to $1,467,112 (based on 
2014 Tax Rates) 

DEPARTMENTAL CONSULTATION 
The public agency and comments received from City departments during the review 
of the application are summarized in Attachment 12. 

COM M UNICATIONS 
Key dates for the public process regarding the planning applications are included in 
Attachment 13. · · · 
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ATTACHMENTS 
Attachment 1 - Location Map 

Making • Dlfferenco 

Attachment 2 - Recommended Draft Plan of Subdivision Conditions and Zoning 
Regulations 

Attachment 3 - Existing Offici"al Plan Land Use Designations and Policies 
Attachment 4 - Official Plan Amendment 42 and48 Land Use Designations 
Attachment 5 - Proposed Draft Plan of Subdivision 

. Attachment 6 - Draft Plan Proposal presented at November 4, 2013 Public Meeting 
Attachment 7 - Adjacent Draft Plan of Subdivision proposal at 20 and 37 Cityview 

Drive 
Attachment 8 - Existing and Proposed Zoning and Details 
Attachment 9 - Conceptual Trail Alignment Proposed 
Attachment 10 - Planning Analysis · · 
Attachment 11 - Community Energy Initiative Commitment 
Attachment 12 - Circulation Comments · · 
Attachment 13 -Public Notification Summary 

Report Author 
Chris DeVriendt 
Senior Development Planner 

·. ·.1:?~· 
Approved By 
Todd Salter · 
General Manager 
Planning Services 
519-822-1260, ext.2395 
todd.salter@guelph.ca 

Approved By 
Sylvia Kirkwood 
Manager of Development Planning . 

MIJL~ 
Recommended By 
AI Horsman · 
Deputy CAO 
Infrastructure, Development and 
Enterprise 
519-822-1260, ext. 5606 
al.horsman@guelph.ca . 
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Attachment 2 
Recommended Draft Plan of Subdivision (23T -12501) 

Conditions and Zoning Regulations 

PART A: DRAFT PLAN OF SUBDIVISION CONDITIONS 

Making • DlfferetKe 

"THAT the application by GSP Group on behalf of Debrob Investments Limited for 
approval of a proposed Draft Plan of Residential Subdivision applying to property 
municipally known 55 and 75 Cityview Drive North and legally described as Part of 
Lots 25, 31 and 32, Registered Plan 53 and Part of Lot 4, Concession 3, Division 
"C", City of Guelph, BE APPROVED, subject to the following conditions: 

CITY CONDITIONS 

1. That this approval applies only to the draft plan of subdivision prepared by GSP 
Group., Project No. 13165.40, dated July 30, 2014, as shown on Attachment 5, 
including road widenings and reserves . . 

Conditions to be met prior to grading and site alteration 

2. The Developer shall complete a tree inventory, preservation and 
compensation plan, $atisfactory to the General Manager of Planning Services, 

· in accordance with the City of Guelph By-law (2010) -: 19058, prior to any tree 
removal, grading or construction on the site . . 

3. The Developer shall obtain a site alteration permit in accordance with City of 
Guelph By-law (2007)-18420 to the satisfaction of the City Engineer if 
grading/earthworks is to ·occur prior to entering into the subdivision agreement. 

4. The Developer shall prepare and implement a construction traffic access and 
control plan for all phases of servicing and building construction to the 
satisfaction of the City Engineer. Any costs related to the implementation of 
such a plan shall be borne by the Developer. 

5. The Developer agrees that no work, including, but not limited to tree removal, 
grading or construction, will occur on the lands until such time as the 
Developer has obtained written permission from the City Engineer or has 
entered into a subdivision agreement with the City. 

6. The Developer shall enter into an Engineering Services Agreement with the 
City, satisfactory to the City Engineer. 

7. The Developer shall prepare an overall site drainage and grading plan, 
satisfactory to the City Engineer, for the entire subdivision. Such· a plan will be 
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used as the basis for a detailed lot grading plan to be submitted prior to the 
issuance of any building permit within the subdivision. 

8. The Developer shall construct, .install and maintain erosion and sediment 
control facilities, satisfactory to the City Engineer, in accordance with a plan 
that has been submitted to and approved by the City Engineer. 

9. The Developer shall retain a qualified environmental inspector, satisfactory to 
the City, to inspect the site during all phases of development and construction 
including grading, servicing and building construction. The environmental 
inspector shall monitor and inspect the erosion and sediment control measures 
and procedures. The environmental inspector shall report on their findings to the 
City . . 

lO.The Developer shall submit a detailed Storm Water Management Report and 
Plans to the satisfaction of the City Engineer which shows how storm water will 
be controlled and conveyed to the receiving water body. The report and plans 
shall address .the issue of water quantity and quality in accordance with 
recognized best management practices, Provincial Guidelines, the City's "Design 
Principles for Storm Water Management Facilities" and the Storm Water 
Management Design Report for the applicable watershed. Maintenance and 
operational ·requirernents for any control and/or conveyance facilities must be 
described . Prior to any grading or .site ·alteration or execution of the subdivision 
agreement, the Developer shall satisfy the City with respect to managing the 
expected high groundwater conditions. The Developer is advised that basements 
and underground parking may not be permitted in this development. 

ll.The Developershall ensure that any domestic wells located V\(ithin the lands 
be properly decommissioned in accordance with current Ministry of the 
Environment Regulations and Guidelines to the satisfaction of the City Engineer. 
Any boreholes drilled for hydrogeological or geotechnical investigations must 
also be properly abandoned. · · 

12.The Developer shall prepare an off-site private well monitoring program to the 
satisfaction of the City and shall implement the program to the satisfaction of 
the City. The program will be used for pre-development during construction and 
·post-development monitoring. 

13.The Developer shall stabilize all disturbed soil within 90 days of being 
disturbed, control all noxious weeds and keep ground cover to a maximum 
height of 150 mm (6 inches) until the release of the development agreement on 
the block/lot so disturbed. 

14.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 City Engineer. · · · 
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15.The Developer shall prepare an Environmental Implementation Report 
(EIR) based on terms of reference approved by the City and Grand River 
Conservation Authority (GRCA). 

a. The EIR will provide details with respect to stormwater management 
and wetland water balance mitigation, detailed tree management plans 
including compensation plans, detailed habitat management plans for 
the invasive species removal area, detailed plans for the removal of 
small wetland areas including bio-salvages as appropriate, detailed 
landscape plans (by an accredited landscape architect), an up to date 
wetland limit, education and stewardship information, detailed 
mitigation plans to support the trail and detailed trail design, a salt 
management plan, a monitoring plan with identified thresholds as well 
as any other information to implement recommendations from the 
Scoped Environmental Impact Study dated August 2014. As well, the 
EIR will include grading, drainage and erosion and sediment control 
plans, baseline data to inform the effectiveness monitoring program 
and will address the Environmental Advisory Committee motion from 
October 8, 2014 and the Grand River Conservation Authority 
comments from. their letter dated October 23, 2014. 

b. · The Developer shall complete a Tree Inventory, Preservation and 
Compensqtion Plan, satisfactory to the General Manager of Planning 
Services arid in accordance with the City of Guelph Bylaw (2010)

·19058 prior to any grading, tree removal. or construction on the site. 

c. The Developer will undertake a post-development monitoring program 
·as detailed in the Environmental Implementation Report to the 
· satisfaction of the General Manager of Planning Services. The 

Developer shall provide the City with a letter of credit to cover. the City 
approved cost estimate for the post-development monitOring program 
to the satisfaction of the General Manager of Planning. 

The Developer shall implement all recommendations of the EIR to the 
satisfaction of the City and GRCA. 

16.The Developer acknowledges and agrees that the suitability of the land for the 
proposed uses is the responsibility of the landowner. The Developer shall retain 
a qualified consultant to prepare a Phase 1 Environmental Site Assessment 
and any other subsequent phases required, in accordance with Ontario 
Regulation 153/04, to assess any real property to be conveyed to the City to 
ensure that such property is free of contamination. if contamination is found, 
the consultant will determine its nature and the requirements for its removal 
and disposal at the Developer's expense. Prior to the registration of the plan, the 
consultant shall certify that all properties to be conveyed to the City are free of 
contamination. 
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Making • Dlfferen<e 

a. submit all environmental assessment reports prepared in accordance with 
the Record of Site Condition (0. Reg. 153/04) describing the current 
conditions of the land to be conveyed to the City and the proposed 
remedial action plan to the satisfaction of the City; 

b. complete any necessary remediation work in accordance with the 
accepted remedial action plan and submit certification from a Qualified 
Person that the lands to be conveyed to the City meet the Site Condition 
Standards of the intended land use; and 

c. file a Record of Site Condition (RSC) on the Provincial Environmental 
Registry for lands to be conveyed to the City 

18.That the Develo.per shall carry out an archaeological assessment ofthe 
subject property and mitigate, through preservation or resource removal, 
adverse impacts to any significant archaeological resources found. No . 
demolition, grading or any soil disturbances shall take place on the subject 

· property, prior to the issuance of a letter from the Ministry of Citizenship, 
Culture and Recreation to the City indicating that all archaeological assessment 
and/or mitigation activities undertaken have met licen$ing and resource 
conservation requirements. 

Conditions to be met prior to execution of subdivision agreement 

19.That any dead ends and open sides of road allowances created by the draft plan 
be terminated in 0.3 metre reserves, which shall be conveyed to the City at 
the expense ofthe DevelopeL 

. . . . . . . 

20.The Developer shall have engineering drawings and final reports prepared for 
the approval of the City Engineer. 

· 21. With the exception of any share determined by the City to be the City's share in 
accordance with lts by-laws and policies, the Developer is responsible for the 
total cost of the design and construction of all municipal services within 
and external to the subdivision that are required by the City to service the lands 
within the plan of subdivision including such works as sanitary facilities, storm 
facilities, water facilities, walkways and road works including sidewalks, 
boulevards and curbs, with the distance, size and alignment of such services to 
be determined by the City, including reconstruction of Cityview drive to an urban 
standard. This includes the Developer paying the cost of the design, construction 
and removal of any works of a temporary nature including temporary cui-de
sacs, sewers, stormwater management facilities, watermains and emergency 
accesses. This also includes the Developer paying a share of the cost of left turn 
lanes at the Grange/Cityview intersection and Starwood/Keating/Fieming 
intersection. · · · · · 
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22.The Developer shall submit a Geotechnical Report to the satisfaction of the 
City Engineer which describes the potential impacts of groundwater and provides 
recommendations for pavement design and pipe bedding. 

23.The Developer shall pay the cost of supplying and erecting street name and 
traffic control signs in the subdivision, to the satisfaction of the City. 

24.The Developer shall prepare a street tree planting plan and implement such 
plan to the satisfaction of the City Engineer. 

25.The Developer shall pay to the City the cost of installing bus stop pads at 
locations to be determined by Guelph Transit. 

26.The Developer shall provide an On-Street Parking Plan for the subdivision to 
the satisfaction of the City Engineer. 

27 .The site plans for all corner building lots, as determined by the City, shall be 
submitted to the City for approval of driveway location. 

28.The Developer shall pay the cost of the installation of one Second Order 
. Geodetic Benchmark within the proposed subdivision to the satisfaction of City 
Engineer. 

29.The Developer shall install, at no cost to the City, chain link fencing to 
demarcate private lot lines along the park blocks and walkway blocks and rear 
lot liries along protected Open Space/Natural Areas. The Developer further 
agrees that the fencing will be installed following grading operations of the 
subdivision in accord;:mce with the current standards and specification of the City 
and to the satisfaction of the General Manager of Parks and Recreation. Further, 
all property lines must be accurately surveyed and clearly marked in the field 
prior to establishing all fence line locations. Fences shall be erected directly 
adjacent to the established property line within) he City owned lands. 

30.The Developer shall be responsible for the cost of design and development of 
the "Basic Park Development" according to the City of Guelph's current 
"Specifications for Basic Parkland Development", which includes clearing, 
grubbing, site grading and surface drainage, topsoil and sodding for any phase 
containing a park block to the satisfaction of the General Manager of Parks and 
Recreation. The Developer shall provide the City with cash or letter of credit 
to cover the City approved estimate for the cost of the Basic Park Development 
to the satisfaction of the General Manager of Parks and Recreation. 

31.The Developer shall be responsible for the cost of design and development of 
the demarcation of all lands conveyed to the City in accordance with the City of 
Guelph Property Demarcation Polity. This shall include the submission of 

·drawings for approval by the City and the administration of the construction 
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contract up to the end of the warrantee period by an Ontario Association of 
Landscape Architects (OALA) member to the satisfaction of the General Manager 
of Parks and Recreation. The Developer shall provide the City with cash or 
letter of credit to cover the City approved estimate for the cost of development 
of the demarcation for the City lands to the satisfaction of the General Manager 
of Parks and Recreation. 

32.The Developer shall be responsible for the cost of design and implementation of 
the Open Space Works and Restoration in accordance with the 
"Environmental Implementation Report" to the satisfaction of the General 
Manager of Parks and Recreation. This shall include the submission of drawings 
and the administration of the construction contract up to the end of the 
warrantee period completed by a full member of Ontario Association of 
Landscape Architects (OALA) for approval to the satisfaction of the General 

. Manager of Parks and Recreation. The Developer shall provide the City with 
cash or letter of credit to cover the City's estimate for the cost of the Open 
Space works and restoration for the City lands to the satisfaction of the General 
Manager of Parks and Recreation. 

33.The Developer shall be responsible for the design of the Pedestrian/ Multi-use 
Trail System for the Open Space Blocks. This shall include identifying the trail 
systeml detailed design including interpretative sjgnage and submitting . . . 
drawings to be completed by an Ontario Association of Landscape Architects 
(OALA) member to the satisfaction of the. General Manager of Parks and 
Recreation and the City Engineer. This shall include the submission of drawings 
completed by a full member of Ontario Association of Landscape Architects 
(OALA) for approval to the· satisfaction of the General Manager of Parks and 
Recreation. 

34.The Developer shall provide Infrastructure, Development and Enterprise with a 
digital file in AutoCAD - DWG format of DXF format containing the as built 
information: parcel fabric, street network, grades and contours and landscaping 
of the park, trails, open space and storm water management blocks. 

35.The Developer agrees to provide temporary signage describing the 
existing/proposed park, open space, trail and required fencing on all entrance 
signs for the development, at the street frontage of the park blocks and open 
space and entrance/exits of trails, to the satisfaction of the General Manager of 
Parks and Recreation. The signage shall: 

• advise prospective purchasers of dwellings in the area of the type of park, 
open space and/or trail and level of maintenance of these parcels of land 
by the City; 

• clearly state that .the maintenance of the park block and/or trail are the 
responsibility of the Developer until such time as the City accepts the park 
and/or trail, and partially releases the associated Letter of Credit; and 
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• clearly state that all questions relating to . the maintenance of the park 
block and/or trail shall be directed to both Developer and the City. 

The signage shall be erected when r.ough grading on and adjacent to the 
building lots has begun and must be maintained by the Developer until 
acceptance of the Blocks by the City. The Developer further agrees that 
the proposed Park Block, Open Space Block, trails and fencing be 
identified on any marketing or promotional material. 

36.The Developer shall dedicate Block 123 and Block 124 for park purposes in 
accordance with the provisions of City of Guelph By-law (1989)-13410, as 
amended by By-law (1990)-13545, By-Law (2007- 18225) or any successor 
thereof. 

37.The Developer shall submit a geotechnical investigations report, prepared 
by a geotechnical engineer certifying that all fill placed on the Parkland has 
adequate structural capacity to support play structures, swings, pathways, 
paved courts, sun shelter and other park elements that require footings and 
foundations, to the satisfaction of the General Manager of Parks and Recreation. 
This report shall include the following information; block number, locations of 

. test pits, depth of topsoil and fill and top elevations of fill. 

38.The Developer shall provide a written topsoil test report from a recognized 
. laboratory confirming topsoil compliance with the ParksPianriing .specifications. 

The testing shall inClude, but is not limited to nutrient levels; organic content, 
heavy metals and pesticides/herbicides (such as Atrazine). 

· 39.The Developer shall submita report prepared by registered OALA full r:nembE!r 
certifying that the landscape work and property demarcation work have 
been constructed in accordance with the approved Landscape Plan and Parks 
Planning Specifications. This report shall be accompanied by 'As Built' Landscape 
Plan stamped by the registered OALA full member. The Developer shall also 
submit the as-built Landscape Plan in AutoCAD format to the satisfaction of the · 
General Manager of Parks and Recreation. 

40.The Developer shall implement the recommendations contained in the Heritage 
Impact Assessment conducted for 75 Cityview Drive North,· dated March 25, 
2011 and address the resolution of Heritage Guelph at their meeting held June 
14, 2011 by incorporating the stone gateposts into the ultimate site 
development of Block 122, with the site being designed so that the posts frame 
the main pedestrian entrance from Cityview Drive. 

41.The Developer shall phase the subdivision to the satisfaction of the City. Such 
phasing shall conform to the current Development Priorities Plan. 

PAGE 15 



STAFF 
REPORT · Making a Difference 

42.The Owner acknowledges and agrees that the dwelling units on the subject site 
will be constructed to a standard that promotes energy efficiency in order to 
comply with the Community Energy Initiative, to the satisfaction of the City 
in accordance with the letter attached as Attachment 11 from Infrastructure, 
Development and Enterprise Report 15-03 dated February 9, 2015 

Conditions to be met prior to registration of the plan 

43.The Developer shall obtain approval of the City with respect to the availability of 
adequate water supply and sewage treatment capacity, prior to the 
registration of the plan, or any part thereof. 

44.The Developer shall enter into a Subdivision Agreement, to be registered on 
title, to the satisfaction of the City Solicitor, which includes all requirements, 
financial and otherwise to the satisfaction of the City of Guelph. · 

45 .That the road allowances included in the draft plan be shown and dedicated at 
the expense of the Developer as public highways and that prior to the 
registration of any phase of the subdivision, the City shall receive a letter from 
the O.L.S. preparing the plan that certifies that the layout ofthe roads in the 
plan conforms to the City's "Geometric Design Criteria -:- July 23; 1993" . 

. 46.That all easements, blocks and rights-of~wayreq!Jired within Or adjacent to 
the proposed subdivision be conveyed clear of encumbrance tO the sc;~tisfaction · 
of the City of Guelph, Guelph Hydro Electric Systems I ric. arid · either Guelph 
utilities. Every Transfer Easement shall be accompanied by a Postponement, 
satisfactory to the City Solicitor, for any mortgage, charge or lease and such 
Postponement shall be registered on title by the City at the . expense of the 
Developer. · 

47.The Developer shall pay any outstanding debts owed to the City. 

48.The Developer shall pay development charges to the City in accordance with 
By-law Number (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 thereto. 

49.The Developer shall erect and maintain signs at specified entrances to the 
subdivision showing the proposed land uses and zoning of all the lots and blocks 
Within the proposed subdivision and predominantly place on such signs the 
wording "For the zoning of all lands abutting the subdivision, inquiries should be 
directed to Planning Services, City Hall". The signs shall be resistant to · 
weathering and vandalism. 
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SO.The Developer shall place the following notifications in all offers of purchase 
and sale for all lots and/or dwelling units and agrees that these same 
notifications shall be placed in the City's subdivision agreement to be registered 
on title: 

a. "Purchasers and/or tenants of specified lots are advised that sump 
pumps will be required for every lot unless a gravity outlet for the 
foundation drain can be provided on the lot in accordance with a 
certified design by a Professional Engineer. Furthermore, all sump 
pumps must be discharged to the rear yard." 

b. "Purchasers and/or tenants of specified lots are advised that their roof 
downspout and foundation drain is connected to a foundation storm 
service on the lot in accordance with a certified design by a 
Professional Engineer. Disconnection of the roof downspout is not 
permitted." 

c . . "Purchasers and/or tenants of all lots or units are advised that if any 
fee has been paid by the purchaser to the Developers for the planting 

. of trees on City boulevards in frorit of residential units does not 
obligate the City nor guarantee that a tree will be planted on the 
boulevard in front or on the side.ofa particular residential dwelling." 

d. "Purchasers and/or tenants of all lots or units located in the 
subdivision plan, are advised prior to the completion of home sales; of 
the time frame during which construction activities may occur, and the · 
potential for residents to be inconvenienced by construction activities 
such as noise, dust, dirt, debris, drainage and construction traffic". 

e. "Purchasers and/or tenants of all lots or units are advised that Street B 
and Keating Street will be extended at some future date when the 
adjacent lands are developed" 

· f. "Purchasers and/or tenants of all lots or units are advised that Street 
D will be extended at some future date when the adjacent lands are 
developed". 

g. "Purchasers and/or tenants of all lots or units abutting City owned 
lands are advised that abutting City owned lands may be fenced in 
accordance with the current standards and specifications of the City". 

h. "Purchasers and/or tenants of all lots or units abutting City owned 
lands are advised that no private gates will be allowed into Blocks 123, 
124 and 125". · 
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i. "Purchasers and/or tenants of all lots or units. are advised that a public 
trail will be installed or exists abutting or in close proximity to Lots 1-
28 and that public access to this trail will occur between Lots 6-9 and 
10 and between Lots 25 and 26" and to the south of Lot 1. 

j . . "Purchasers and/or tenants of all lots are advised that the Open Space 
Block has been retained in its natural condition. Be advised that the 
City will not carry out regular maintenance such as grass cutting. 
Periodic maintenance may occur from time to time to support the open 
space function and public trail system". 

k. "Purchasers and/or tenants of all lots are advised that the Park Block 
has been designed for active public use and may include sportsfields, 

. playgrounds, trails and other park amenities. Be advised that the City 
may carry out regular maintenance such as grass cutting. Periodic 
maintenance may also occur from time to time to support the park 
fUnctions". 

I. ''Purchasers and/or tenants of~~~ lots or units are advised that the 
boundaries of the open space, walkway and park blocks will be 
demarcated in accordance with the City of Guelph Property 
Demarcation Policy. This demarcation will consist of black Vinyl chain 
link fence. The Developer shall also send written notification of 
proposed demarcatiOn types to any existing homeowners in .lots 
adjacent to open space, walkway and park blocks" . . · · 

Sl.The Developer agrees to eliminate the use of any covenants that would 
restrict the use of clotheslines and that prior to the registration of all or any 

· portion of the plan, the Developer's lawyer shall certify to the General Manager 
of Planning Services that there are no restrictive covenants which restrict the 
use of clotheslines . 

52.The Developer shall ensure that all telephone service and cable TV service 
in the plan shall be underground. The Developer shall enter into a servicing . 
agreement with the appropriate service providers to provide for the installation 
of underground utility services for the Lands. 

53.The Developer shall ensure that street lighting and underground wiring shall 
be provided throughout the subdivision at the Developer's expense and in 
accordance with the policies of the City of Guelph and Guelph Hydro Electric 
Systems Inc. 

54.That site plans for all corner building lots, as determined by the City Engineer, . . . . 

shall be submitted to the City Engineer for approval of driveway location. 
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SS.The Developer shall pay to the City, the total cost of reproduction and 
distribution of the Guelph Residents Environmental Handbook, to all future 
residents within the plan, with such payment based on a cost of one handbook 
per residential dwelling unit as determined by the City. 

56.The Developer shall ensure that the accumulated sediment in the Valleyhaven 
stormwater management pond is removed and the pond landscaping is 
implemented, all to the satisfaction of the City Engineer, prior to registration of 
the portion of the plan that drains into the Valleyhaven pond. 

57.The Developer shall submit a Traffic Impact Study addendum to the 
satisfaction of the City Engineer and shall implement the recommendations of 
the Study to the satisfaction of the City Engineer. 

58.The Developer shali provide a servicing easement in favour of the Upper 
Grand District School Board to accommodate the external overland flow from the 
William c. Winegard Public School site to a positive outlet. 

59 .The Developer shall obtain .the external property requirements necessary to 
construct Street b to Stai-wood Drive to the satisfaction of the City. . 

60.The Developer acknowledges and agrees that no development shall occur on 
Part Blocks 127, 128, 129 and 130 until they are consolidated with adjacent 
properties to the . ~atisfaction of the City . . 

. . . 

Conditions to be met prior to the issuance of a building permit 

61.AII. Stage 1 Services are to be constructed to the satisfaction of the City 
Engineer. · 

62.The Developer shall provide the City with written confirmation from the 
Engineering Department of Guelph Hydro that the subdivision hydro servicing 
has been completed to the satisfaction of Guelph Hydro. 

63.The Developer shall submit a report prepared by a Professional Engineer to the 
satisfaction of the Chief Building Official certifying that all fill placed below 
proposed building locations has adequate structural capacity to suppo·rt the 
proposed building. All fill placed within the allowable zoning bylaw envelope for 
building construction shall be certified to a maximum distance of 30 metres from 
the street line. This report shall include the following information; lot number, 
depth of fill, top elevation of fill and the area approved for building construction 
from the street line. 

64.The Developer shall submit a report prepared by a Professional Engineer to the 
satisfaction of the Chief Building Official providing an opinion on the presence of 
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soil gases (Radon and Methane) in the plan in accordance with applicable 
provisions contained in the Ontario Bui lding Code. 

AGENCY CONDITIONS: 

65.That prior to any grading or construction on the site and prior to the registration 
of the plan, the owners or their agents shall submit the following plans and 
reports to the satisfaction and approval of the Grand River Conservation 
Authority: 

i. A detailed storm water management report in accordance with 
· the 2003 Ministry of Environment Report entitled, "Stormwater 

Management Practices Planning and Design Manual". This report 
should include geotechnical Information addressing the · 
infiltration potential on the site. In addition, a storm servicing 
plan for the site should be included. · 

ii. An erosion and siltation control plan in accordance with the 
Grand River Conservation Authority Guidelines for sediment and 
·erosion control, indicating the means whereby erosion will be 
minimized and silt maintained on site throughout all phases of · 

· gradingand construction . · 

iii. Detailed lot grading and drainage plans showing existing and 
proposed grades. 

iv. · An Environmental Implementation Report (EIR) to the · 
satisfaction of the Grand River Conservation Authority in 
consultation with the City. The EIR should include the above 
noted reports, monitoring and mitigation outlined in these 
reports. · 

v. A Development, Interference with Wetlands and Alterations to · 
_Shorelines and Watercourses permit under Ontario Regulation 
150/06 for any proposed works within the regulated area. 

66. That the subdivision agreement between the owners and the municipality 
contain provisions for: 

a) The completion and maintenance of the works in accordance with the 
approved plans and reports contained in Condition 65. 

67 .The Owner shall be required to grant CN an environmental easement for 
operational noise emissions, registered on title to lots within 300 metres of the 
railway property line. · 

68.The Developer shall ensure that all telephone service and cable TV service 
in the pl~m shall be underground. The Developer shall enter into a servicing 
agreement with the appropriate service providers to provide for the installation 
of underground utility services for the Lands. . . 
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69.The Developer and the Wellington Catholic School Board shall reach an 
agreement regarding the supply and erection of signage, at the developer's 
expense, affixed to the subdivision sign advising potential Separate School 
supporters of the location of schools serving the area and the current practice of 
busing students outside the immediate area should schools in the area be at 
capacity. 

70.The Developer agrees to provide the Upper Grand District School Board with 
a digital file of the plan of subdivision in either ARC/INFO export of DXF format 
containing the following information: parcel fabric and street network. 

71.The Developer agrees to supply and erect a chain link fence, at the 
developer's expense and according to the Board's specifications, where future 
residential lots/blocks abut land owned by the Upper Grand District School . 
Board. 

72.The Developer agrees iri the subdivision agreement to advise all purchasers of 
residential units and/or renters of same, by inserting the following clause in all 
offers of Purchase and Sale/Lease, until such time as a permanent school is 

. assigned: . . . . . . . 
. . . 

• "Whereas the Upper Grand District School Board has designated this 
subdivision as a Development Area for the purposes of school · · 
accommodation, and. despite the .best efforts of the Upper Grand District 
School Board, sufficient accommodation may not be available for all 
anticipated students from the area, you are hereby notified that students 
may be accommodated in temporary facilities arid/or bused to a school 

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

73.The Developer and the Upper Grand District School Board shall reach an 
agreement regarding the supply and erection of a sign (at the developer's 
expense and according to Upper Grand District School Board specifications) 
affixed to the permanent development sign advising perspective residents that 
students may be directed to schools outside the neighbourhood. 

74.Prior to the registration of the first phase of development, the Developer shall 
pay the Upper Grand District School Board the costs of opening the chain 
link fence along the boundary of the William C. Winegard Public School property 
where it abuts Street B to provide pedestrian access to the school site from 
Street B. 

75.Subject to the approved phasing of the subdivision, the Developer shall pay the 
City costs of installing and maintaining temporary hard surface walkways within · 
the necessary road allowances in the subdivision to allow future students to 
access the adjacent school site, to the satisfaction of the City and the Upper 
Grand District School Board. · · · · · 
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76.The Developer shall satisfy all requirements and conditions of Canada Post 

including advisories and suitable mailbox locations. The developer shall ensure 
that the eventual lot/home owner is advised in writing by the developer I 
subdi~ider I builder that Canada Post has selected the municipal easement to 
their lot for a Community Mail Box installation and the developer shall be 
responsible for the installation of concrete pads in accordance with the 
requirements of Canada Post, in locations to be approved by Canada Post to 
facilitate the placement of Community Mail Boxes. 

NOTES: That this Draft Plan Approval shall lapse .at the expiration of 3 
years from the date of issuance of Draft Plan approval. 

That prior to the registration of all or any portion of the plan, the 
Grand River Conservation Authority shall advise the City in writing 
how conditions 65 and 66 have been satisfied. 

That prior to the registration of all or any portion of the plan, the 
Wellington Catholic District School Board shall advise the City in 

. writing how condition 69 has been satisfied. 
. . 

That prior to the registration of all or any portion of the plan, Upper 
Grand District School Board shall adVise the City in writing how 
conditions 70-75 have been satisfied . · · · 

That prior tci the registration of all or any portion of the pl~m, Guelph 
Hydro Electric Systems inc, shall advise the City in writing how · 
conditions 53 and 62 have been satisfied. 

That prior to the registration of all or any portion of the plan, Canada 
Post shall advise the City in writing how condition 76 has been 
satisfied. 

That prior to the registration of all or any portion of the plan, the 
Ministry of Citizenship, Culture and Recreation shall advise the 
City in writing how condition 18 has been satisfied. 
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PART B: ZONING REGULATIONS 

Making a Difforen<f 

"That the Zoning By-law amendment application be approved and that City Staff be 
instructed to prepare the necessary amendment to Zoning By-law Number (1995)-
14864, as amended, to transfer the subject lands from the UR (Urban Reserve) 
Zone, as follows: 

LOTS/BLOCKS LAND USE ZONING 

Future Development Block Single Detached Residential R.1D 
126 

Min Lot Frontage - 9 m 

Lots 58-68, 76-85, 93-116 Single Detached Residential R.1 D-? 

.. Min Lot Frontage - 9 m 

Lots 1-55 Single Detached Residential R.1C-? 

Min Lot Frontage -'- 12 m 

Lots 56,.57, Future Semi-Detached/Single Detached Residential R.2-6 
. Development Blocks 128- · 

Miri Lot Frontage- 9.5 rh 
.1.30 

Lots 69-75, 86~92 .. Semi-Detached Residential R.2 

Min Lot Frontage...:... 7:5 m . 

Blocks 118, 119 On-Street Townhouse Residential R.3B . 

Min Lot Frontage - 6 m 

Blocks 120 Multiple Unit Residential R.3A-? . 

Block 121, 122 Multiple Unit Residential R.4A-? 

Blocks 123, 124 Neighbourhood Park P.2 

Block 125 Conservation Land P.1 

Block 126 Wetland WL 
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Attachment 3 
Existing Official Plan Land Use Designations and Policies 
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Attachment 3 (continued) 
Existing Official Plan Land Use Designations and Policies 

'General Residential' Land Use Designation 

· Maldng a Dlff.rence 

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 wiil 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 arid 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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Objectives 

· Maldng • Dlfferen<e 

a) To develop a balanced distribution of open space and recreation facilities that 
are conveniently accessible and safe to meet the needs of all residents. 

b) To recognize a hierarchy of open space areas based on size, function and the 
population to be served. 

c) To develop a continuous linear open space system connecting diverse 
natural, cultural and recreational land uses within the City and with links to 
surrounding municipalities. 

d) To assist in protecting areas comprising natural heritage features and cultural 
heritage resources. 

e) To encourage indigenous biological diversity in appropriate open space areas. 
f) To co-operate with other public, quasi:...public and private organizations in the . 

provision of open space, recreation and cultural facilities. 
g) To develop a walking and cycling trail system within the open space system . 

that is accessible to the public utilizing. paths, trails, streets and other public 
open spaces. 

h) · To provide for a wide range of .cultural and fine arts facilities. 
i) To promote tourism potentials and attractions in the City. 

General Policies 
7.12.1 The predominant use of land designated 'Open Space' on Schedule 1 shall · 

be for public and private recreational uses and facilities, parks, golf 
·courses, conservation lands, school sites, and cemetreies. The 
designation is also intended to support the protection of natural heritage 
features and cultural heritage resource conservation. 

7.12.2 · Compiementary uses that are compatible to, and which do not detract . 
from or restrict, the primary function of the area, may be permitted 
within the 'Open Space' designation. Such complementary uses may 
include, but are not necessarily restricted to: forestry resources, 
horticulture, and public utilities. Other complementary uses for private 
and public recreational uses and facilities may include restaurants, club 
houses, pro shops, public halls and other accessory buildings and uses 
that are normally associated with the main recreational use. 

7.12.3 Where any land designated 'Open Space' is under private ownership, this 
Plan does not imply that such land is open to the general public or that 
the land will be purchased by the Municipality or any other public agency. 

1. Where lands designated 'Open Space' are in private ownership and 
application is made requesting a change to a land use other than open 
space, due consideration shall be given by Council to the following: 

a) Council shaU consider the acquisition of the subject lands, 
having regard for the following: 
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7.12.4 

i. 

ii. 

iii. 

iv. 

v. 

The provision of adequate open space and recreational 
areas, particularly in the vicinity of the subject lands; 
The existence of cultural heritage resources or natural 
heritage features on the site; 
The recreational service that is provided by the existing 
use and the benefits and costs accruing to the City 
through the public acquisition of the property; 
The possibility of any other government agency 
purchasing or sharing in the purchase of the subject 
lands; and 
The ability of the City to purchase the lands and the 
priority of the lands in relation to the City's overall open 
space .acquisition plan. 

b) If acquisition of lands is not deemed appropriate, Council shall 
consider other arrangements to retain the lands in an ' open 
Space' designation by such means as management agreements 
or easements, where. applicable. 

2. Where the City or any other government agency does riot wish 
to purchase the subject lands, and suitable alternative 
arrangements to secure the lands in an 'Open Space' . 
designation have not be~n derived, due consideration shall be 

.. given by Council to amending the Official Plan. When · 
considering such amendments, the City may require a .· 
comprehensive study be conducted to determine the most . 
desirable fundi on and use of the lands. In spite of the above, 

· there is no public obligation either to redesignate or purchase 
any areas designated 'Open Space'. 

When developing major recreation facilities such as indoor swimming . 
pools, arenas, or major open space areas, consideration shall be given to 
locating such facilities in association with major community shopping, 
educational or cultural facilities. 
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Official Plan Amendment 42 and 48 Land Use Designations 
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Attachment 5 (continued) 
Proposed Draft Plan of Subdivision Details 

LOTS/BLOCKS LAND USE AREA 
Lots 1-68, 76-85, 93-116 Single Detached 4.39 hectares 

Residential 

Lots 69-75, 86-92 Semi-Detached 0.67 hectares 
Residential 

Block 117 Future Development 0.1 0 hectares 
Block 

Blocks 118, 119 On-Street Townhouse 0.32 hectares 
Dwellings 

Blocks 120-122 · Multiple Residential 2.46 hectares 

Blocks 123-:124 Park 0.6 hectares 

Block 125 Open Space 2.67 hectares 

Block 126 Wetland · 0.9 hectares 

Blocks 127-130 Future Development 0.27 heCtares 
(single detached lots) 

Roads 2.63 hectares 

TOTAL AREA 15.2 hectares 

·Making • Dltferon<e 

#OF UNITS 
102 

28 

14 

. 105-180 . 

11 

249-324 
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Attachment 6 

Making a Difference 

Draft Plan of Subdivision proposal presented at the November 4, 2013 
Public Meeting 
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Attachment 7 
Adjacent Draft Plan of Subdivision Proposal at 

20 and 37 Cityview Drive (23T -12502) 
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Attachment 8 
Existing and Proposed Zoning and Details 

Existing Zoning 

FL 

f'1- . 
100 50 0 100 -=--==----Mctt>rs . 
,._..,_ c..; _.~ -·&_._ .... ,.--. ,._ ... ,s.--

55 & 75 Cityview Drive N . 

SUBJECT ·. 
PROPERTY 

UR 

Existing Zoning 
55 & 75 Cityview Driv~ N 

Making a Dl(ference 
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PAGE 33 



STAFF 
REPORT 

Attachment 8 (continued) 
Existing and Proposed Zoning and Details 

Proposed Zoning 
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LOTS/BLOCKS 

Future Development Block 127 

Lots 58-68, 76-85, 93-116 

Lots 1-55 

Lots 56-57, Future 
Development Blocks 128-130 

Lots 69-75, 86-92 

Blocks 118, 119 

Blocks 120 

Block 121 ; 122 

Blocks 123, 124 

Block 125 

Block 126 

Attachment 8 (continued) 
Proposed Zoning Details 

LAND USE 

Single Detached Residential 

Single Detached Residential 

Single Detached Residential 

Semi-Detached/Single Detached 
Residential 

Semi-Detached Residential 

On-Street Townhouse Residential 

Multiple Unit Residential 

Multiple Unit Residential 

Neighbourhood Park. · . · 

Conservation· Land 

Wetland 

Specialized Zoning Regulations 

R.1 C-? and R.1 D-? Single Detached Residential Zones 
· • · · Minimum Front Yard of 4.5 m (for dwelling) and 6 metres (for garage) 

All other standard regulations of theR 1 C and R.1 D Zones will apply 

R.3A-? Zone (Block 120) 

• Add "Multiple Attached Dwelling" and "On-Street Townhouse" as permitted uses 
• . Maximum Building Height of 4 storeys 

All other standard regulations of the R.3A Zone will apply 

R.4A-? (Blocks 121 and 122) 

• Add "Multiple Attached Dwelling" and "Stacked Townhouse" as permitted uses 
• Maximum Building Height of 4 storeys 

All other standard regulations of the R.4A Zone will apply 

Making o _Diffmn<t 

ZONING 

R.1D 

R.1D-? 

R.1C-? 

R.2~6 

R.2 

R.3B 

R.3A-? 

R.4A-? 

P.2 

-P.1 

WL 
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Land Use Lots/Blocks 

Single Detached Future 
Development 
Block 126 

Single Detached lots 1-25, 40-47, 
62-71, 86-95 

Single Detached lots 97-145 

Single Detached/Semi- lots 56, 57 and 
Detached Future 

Development 
Blocks 128-130, 

.• 

Semi-Detached lots 26-39, 48-61 

On-Street Townhouse lots 72-8S 

Cluster/Stacked Block 120 
Townhouse 

Apartment/Cluster/ Blocks 121, 122 
Stacked Townhouse 

Park Blocks 123, 124 

Open Space Blocks 125 

Wetland Block 126 

Attachment 8 (continued) 
Proposed Zoning Details 

Proposed Zoning Schedule 

Zone Specialized Regulations Bylaw Requirement 

R.1D 
- -

R.1C-? · Minimum front yard Minimum front yard 
setback of 4.5 metres for setback of 6 metres 

habitable floor space and 6 applies to habitable 
metres for garage floor space and garage 

R.1D-? Minimum front yard Minimum front yard 
setback of 4.5 metres for setback of 6 metres 

habitable floor space and 6 applies to habitable 
metres for garage floor spai::e and garage 

R.2-6 

- -

R.2 - -

R.3B - -

R.3A-? Request to permit Multiple attached 
~' multiple attached dwelling units and on-

dwelling" and "on-street street townhouse units 
townhouses" as permitted not permitted within 

uses standard R.3A Zone 

Maximum· Building Height Maximum Building 
of 4 storeys Height of 3 storeys 

R.4A-? Request to permit Stacked townhouses 
"multiple attached and multiple attached 

dwelling" and "stacked dwelling units not 
townhouse" as permitted permitted uses within 

uses R.4A Zone 

Maximum Building Height Maximum Building 
of 4 storeys Height of 8 storeys 

P.2 - __: 

P.1 - -

Wl 

Making • Dlff...nco 

Exemption 

-

To permit habitable floor space 
of dwelling to have a front yard 

setback of 4.5 metres. Minimum 
front yard setback of 6 metres 

would still apply to garage 

To permit habitable floor space 
of dwelling to·have a front yard 
setback ·of 4.5 metres. Minimum 
front yard setback of 6 metres 

would still apply to garage 

-

-

-

To add multiple attached 
dwelling units and on-street 

townhouses as permitted uses 

To add stacked townhouse and 
multiple attached dwelling units 

as permitted uses 

-

-
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Attachment 9 
Proposed Trail Network 
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Planning Analysis 

2014 Provincial Policy Statement 
The 2014 Provincial Policy State·ment (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 Draft Plan of Subdivision and Zoning By-law Amendment appiications 
are consistent with the Provincial Policy Statement. The proposed subdivision will 
accommodate an appropriate range and mix of housing to serve future growth at 
densities which will use land and infrastructure efficiently. 

The Natural Heritage policies of the PPS have been addressed through completion 
of an Environmental Impact Study (EIS) that has demonstrated to the satisfaction 

. of the City and the Grand River Conservation Authority (GRCA) that the proposed 
development will have no negative impacts on the adjacent natural features or on 
its ecological functions. There is no development proposed within the established 30 
metre buffer to the Clythe Creek Provincially Significant Wetland Complex. · 

Provincial Growth Plan for the Greater Golden Horseshoe (Places to ~row) 
The Provincial Growth Plan for the Greater Golden Horseshoe Area (GGH) was 
prepar~d under the Places to Grow Act, 2005, and took ~ffect on June 16, 2006. 
The Growth Plah builds on other provincial initiatives and is intended to guide 
decisions ori growth, including policies to manage growth by building compact, 
transit supportive communities in designated greenfield areas. In order to meet 
these provincial Growth Plan objectives, the City completed a Local Growth 
Management Strategy (LGMS) and ultimately the approval of Official Plan 
Amendment 39 (OPA 39) that implemented changes to the Official Plan to bring it 
into conformity with the Growth Plan. 

The subject site is located within the "Designated Greenfield Areas" under the 
"Places to Grow" legislation and proposes development at a density of 
approximately 61 to 69 persons and jobs per hectare, which will contribute towards 
meeting the Growth Plan's Greenfield density requirement of 50 persons and jobs 
per hectare. The proposed subdivision increases the range of housing options in the 
area, provides convenient access to transit and will be served by adequate 
community and infrastructure services . 

Official Plan Conformity 
The proposed dev·elopment meets several of the major goals and objectives of the 
Official Plan. This includes efficiently utilizing the land base and establishing 
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complementary and compatible land uses that are well integrated with adjacent 
lands, including the nearby Starwood/Watson Mixed Use Node. 

Other major goals and objectives of the Officii=! I Plan satisfied by the proposed 
development include: 

• ·directing development to an area where municipal services and related 
infrastructure are most readily or can be made available; · 

• assists in promoting a compact development pattern to avoid urban sprawl; 

• ensuring development is sympathetic and compatible with the built form of 
existing land uses; 

• assists in accommodating project~d growth within the settlement area 
. boundary; 

• provides for additional residential land uses; 

• assists in providing for an adequate supply and range of housing types and 
supporting amenitiesto satisfy the needs of all residents; 

• contributes to the development of .sufficient parks and open space facilities; 

• respects the protection of the natural environment; and 

• supports transit, walking and cycling for every.day activities. 
. . . . . . 

. . . . . . . 

·.• The. proposed Draft Plan of Subdivision and Zoning By-law Amendment conforms to 
the policies of the Official Plan. The proposed development will increase the range 
of housing types iri the area to meet a variety of housing needs, including 
opportunities for affordable housing. The draft plan includes the development of · 
apartment dwellings; townhouse dwellings; semi-detached · dwellings and single 
detached dwellings in conformity with the corresponding "General Residential" 
Official Plan designation. 

. . . . 

Multiple unit residential buildings are permitted without amendment to the Official 
Plan subject to the satisfaction of specific development criteria outlined in Section · 
7.2.7, including building form compatibility, traffic accommodation and local 
amenity and municipal service availability (see General Residential I Housing 
Policies in Attachment 3). The multiple dwelling blocks within the westerly portion 
of the plan (Blocks 120-122) would accommodate townhouse dwellings and 
apartment dwellings at a maximum height of 4 storeys, which is considered to be 
compatible in scale with the surrounding neighbourhood. Further, traffic generated 
from the proposed development can be accommodated appropriately and amenities . 

·. and muniCipal services tan be adequately and efficiently provided. 

In addition, the. proposed development will accommodate a greater number of 
persons living within walking distance to the adjacent Starwood/Watson Mixed-Use 
Node, thus contributing to the future viability of this designated commercial area.. 
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Section 7.2.32 of the Official Plan also indicates that the net density of development 
shall not exceed 100 units per hectare. Based on the proposed development, the 
overall density of the site is approximately 32 to 41 units per hectare . 

. . 
The environmental policies of the Official Plan have been addressed during the 
review of the subdivision and through the review and approval of an Environmental 
Impact Study (EIS). The easterly portion of the subject property contains a portion 
of the Clythe Creek Provincially Significant Wetland (PSW). The current draft plan 
has incorporated the necessary revisions to ensure development along the 
proposed street connection to Starwood Drive is located outside of the 30 metre 
buffer from the wetland. 

The EIS was triggered based on the site being adjacent lands within 120 metres to 
the Clythe Creek PSW. The Environmental Impact Study has been supported by the 
City and the Grand River Conservation Authority. At a meeting ofthe Environmental 
Advisory Committee held October 8, 2014, the EIS was supported. Condition 15 in 
Attachment 2 outlines the owner's requirement to prepare an Environmental 
Implementation B.eport (EIR) at the detailed design stage to ensur~ all other 
. recommended measures identified in the EIS are implemented appropriately ~ 

The proposed development supports Section 3.5 of the Official Plan related to 
incorporating built heritage resources into new development proposals ~ A Heritage 
ImpaCt Assessment (HIA) was condud:ed consistent with the requirements of . 

· · Section 3.S.l2 to determine the heritage significance of the existing dwelling and 
· property at 75 Cityview Drive North. At their meeting held June 14, 2011, Heritage 
Guelph determined that the dwelling was not a significant heritage resource and 
had no objection to the removal of all referenc~s to the house at 75 Cityview Drive 
from the Herita.ge Register. Further, Heritage Guelph had no objection to the 
demolition of the dwelling. However, the existing fieldstone gateposts were · 
identified as a significant cultural heritage feature to be retained on the Register. As 
a result, the stone gateposts will be incorporated into the ultimate site development 
for multiple residential block 122, with the site being designed so that the posts 
frame the main pedestrian entrance to the development from Cit'y'view Drive. This 
will be implemented further to the recommendations of the HIA and the resolution 
passed by Heritage Guelph. Condition 40 in Attachment 2 outlines this requirement. 

Official Plan Amendment 42 
The City's Natural Heritage Strategy (NHS - Official Plan Amendment 42) that was 
approved by Council identifies the portion of the Clythe Creek PSW oil the subject 
property as "Significant Natural Areas". The "Natural Areas" identified on the 

. subject property include the wooded easterly area as 'cultural woodlands' and a 
small valleyland feature as 'other valley lands'. These features together comprise 
the identified natural features under OPA 42. Development is not permitted within 
"Significant Natural Areas" or their minimum buffers. Development or site alteration 
may be permitted within "Natural Areas" provided .it has been demonstrated 
through ari EIS that there .will be no negative impacts on the protected natural . 
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features or their associated ecological functions. It is noted that the applications 
were submitted prior to OPA 42 being in effect and was processed under the 2001 
Official Plan. However, the review of the applications has had regard for the policies 
of OPA 42. 

The proposed development conforms to the policies of the NHS regarding the 
implementation of the minimum 30 metre buffer requirement between the 
proposed development and the adjacent PSW. All proposed development remains 
outside the PSW and associated 30 metre buffer, with the exception of some 
activities permitted within the outer 10 metres of the buffer that are permitted 
under current City policies and are intended to support natural heritage objectives 
for this site and area. This includes invasive species removal, restoration plantings 
and minor grading for stormwater management infrastructure. 

Through the review and acceptance of the EIS, the identified '' Natural Areas" have 
been determined to not meet the criteria for one or more "Significant Natural 
Areas". The shrub thicket communities within the easterly portion of the subject 
property do not meet the criteria for 'cultural woodland' under OPA42 and do not 

. have an identifiable dripline that would require a buffer. Nonetheless, the trees 
within the 30 metre PSW buffer arid some of the adjacent iands outside Of the 
buffer are being preserved to provide wildlife habitat. Further, compensation for the 
trees being removed will be required, along with a management approach to control 
invasive species in the protected areas adjacent to the PSW (see Condition 15 in · 

. Attachment 2). In addition, the EIS has determined to the satisfaction ofthe City 
and GRCA that the small valley feature identified on the subject property does .not 
meet the criteria for a "significant val Ieyiand" under OPA 42. As confirmed through 
the geotechnical study, the slope that exists does not present an erosion hazard. 

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 is not yet in effect. Further, since the 
applications for the subject property were submitted prior to adoption of OPA 48, 
they are 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. 

The proposed residential development is in conformity with the "Low Density 
Greenfield Residential" land use designation in OPA 48, which permits the range of 
housing forms included within the draft plan of subdivision. The proposed 
subdivision also meets the minimum and maximum density range stipulated within 
the "Low Density Greenfield" designation in OPA 48 (20 to 60 units per hectare), 
with a proposed density range between 32 units per hectare and 41 units per 
hectare. Overall, the proposed subdivision and associated residential .land uses 
conform to the goals and objectives of OPA 48. 
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Section 51(24) of the Planning Act sets forth criteria that the City must consider in 
determining whether to allow the draft plan of subdivision. This includes 
determining whether the draft plan conforms to adjacent plans of subdivisi~n, the 
suitability of the land for the purposes for which it is to be subdivided, and the 
adequacy of the road system, municipal services and school sites. 

The proposed subdivision has been designed to ensure that a comprehensive 
development pattern and integrated public street network can be implemented in 
conjunction with surrounding lands. The proposed draft plan provides forthe logical 
and planned extension of Silurian Drive and Keating Street that will connect 
existing and future development and facilitate the completion of the residential 
neighbourhood through an orderly and efficient street and lotting pattern . The 
design of the draft plan includes future development bJocks (Blocks 127-130) that 
would be consolidated with the future development blocks in Registered Plan 61M-
18 that abuts the subject site to the north. This allows for the logical continuation of 
single detached lots from existing development along Keating Street and Silurian 
Drive into the proposed draft plan. 

· The draft plan also accommodates the southerly expansion of Lee Street Park 
through proposed Park Block 124. This will provide additional street frontage to the 
southern boundary of this existing park along Street .B within the draft plan and will 
improve accessibility to the park·for all surrounding residents. Street B will also 
allow a direct connection to be provided to adjacent Lee Street School, which abuts 
Lee Street Park to the west. 

The design .of the proposed subdivision has been coordinated with the adjacent 
draft plan of subdivision application to the south at 20 and 37 Cityview Drive. 
Attachment 7 illustrates how these two separate draft plan of subdivision 
applications have been coordinated appropriately to align the street connections 
and create an overall comprehensive and connected development pattern. This 
coordination also includes the provision of a 0.51 hectare park block (Block 123) at 
the southern boundary of the draft plan that would be consolidat~d with the 
adjacent park block (0.608 ha in size) included within Draft Plan 23T-12502. This 
will create a larger 1.12 hectare neighbourhood park in a centralized location 
between the two developments that will offer excellent accessibility to all future 
residents in the area. 

A newly aligned public street connection to Starwood Drive is proposed within the 
current draft plan that balances identified environmental constraints with the goal 
of providing ari important street connection to Starwood Drive that will improve 
connectivity and minimize traffic infiltration on existing surrounding streets. This 
connection would be coordinated with the adjacent development proposal at 78 
Starw6od Drive, as shown in Attachment 7. This separate planning application, 
approved by Council ori December 8, 2014 through Staff Report 14-63, has 
recognized the newly aligned street connection to Starwood Drive and has secured 
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the appropriate Holding (H) Zone provisions to ensure that Street D could be 
extended properly through this adjacent property to complete the ultimate street 
connection to Starwood Drive . The appropriate conditions of draft approval have 
also been included in Attachment 2 to address the consolidation and coordination of 
these future development blocks to complete a logical lotting pattern (see 
Conditions 59 and 60). 

The proposed draft plan will also implement community trail linkages in conjunction 
with the development proposals on the surrounding lands (see Attachment 9). As 
per the Guelph Trail Master Plan (GTMP) and the Official Plan, the extension of the 
existing trail to the south along the CN rail line will continue eastthrough the 
adjacent draft plan of subdivision to the south at 20 and 37 Cityview Drive and. then 
proceed northerly along easterly boundary of the Open Space blocks adjacent to 
the rear property lines of the single detached lots fronting onto Keating Street and 
proposed Street D. This will provide an ultimate connection to the sidewalk on · 
Starwood Drive and the adjacent Starwood/Watson Mixed Use Node (see 
Attachment 9).· Condition 33 has been included in Attachment 2 to ensure that the 
appropriatefuture trail linkages are accommodated. 

Overall, the proposed subdivision will implement the development of a 
comprehensive public road network, trail system and servicing strategy that can . 
incorporate undeveloped surrounding lands in · an orderly and efficient development 

· pattern. 

Review of Proposed Zoning . .· 
The propos~d zoning categories are appropriate to implement the range of 
residential dwelling types included within the draft plan. The zoning proposed for 
the single detached lots within the draft plan extends a consistent lotting pattern 

. from existing development to the north along Keating Street, Silurian Drive and 
Starwood Drive. In addition, some of the larger R.lC-? single detached lots 
proposed within the easterly portion of the plan are suitable to address the 
topography of this area through the incorporation of walk-out designs. The 
standard R.2 and R.3A zoning categories will accommodate an appropriate form or 
semi-detached and townhouse dwellings within the central portion of the plan. 

There is one specialized zoning regulation requested for the single detached zones 
within the draft plan. The proposed R.lC-? and R.lD-? Zones would permit a 
minimum front yard setback of 4.5 metres for the dwelling's habitable floor space. 
A minimum setback of 6 metres would still apply to the front wall of the garage to 
ensure a parking space within the driveway could be accommodated. This 
specialized zoning regulation is appropriate to provide an opportunity for enhanced · 
dwelling entrance features and will help ensure that garages do not dominate the 
streetscape. 

The multiple unit residential blocks included within the westerly portion of the plan 
will incorporate speCialized zoning regulations to ensure the ultimate development 
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of these blocks provides a range of multiple unit dwelling types at an appropriate 
density that is also compatible with surrounding development. Blocks 121 and 122 
are proposed to be rezoned to a Specialized R.4A-? Zone that would permit stacked 
townhouses, multiple attached dw~llings and apartment units. Block 120 on the 
east side of Street B is proposed to be rezoned to a Specialized R .. 3A-? Zone that 
would permit cluster townhouses, stacked townhouses and multiple attached 
dwellings. It is also noted that a maximum building height of 4 storeys is included 
within the specialized zoning for these three multiple residential blocks to enhance 
compatibility with surrounding low-rise residential development. 

Response to Issues Raised 

Environmental Impacts _ 
Revisions to the draft plan have been made to ensure the existing natural features, 
which include portions of the Clythe Creek PSW Complex, are protected from 
development while still providing appropriate residential density and the identified 
necessary road connections. The revised draft plan includes the newly aligned 
street connection to Starwood Drive with single detached lots along its easterly 
frontage that. allovvs all development to be located outside the 30 rnetre buffer to 

· the adjacent Clythe Creek PSW. 

As previously discussed, the Environmental Impact Study (EIS) has demonstrated 
to the satisfaction of the City and the Grand River Conservation Authority (GRCA) 
that the proposed development will have no negative impacts on the adjacent 
natural features or on its ecoiogical functions . There is no development pr()posed 
within the established 30 rnetre buffer to the Clythe Creek Provincially Significant 
Wetland . Complex. 

Traffic Issues 
The applicant submitted a Traffic Impact Study in support of their applications to 
assess the traffic impact from the proposed development. The increase in traffic 
from the proposed subdivision, as well as the general growth iri future traffic from 
other planned developments in the area, were analyzed to determine the impact on 
traffic operations and the need for any road or traffic control improvements. 

The general conclusions of the Traffic Impact Study indicated that traffic operations 
would be acceptable for total traffic forecasts and that traffic generated from the 
subject site would have minimal impact on the intersections in the study area. The 
traffic impact study has been reviewed and accepted by City staff . 

. As previously discussed, the draft plan was revised through the subdivision review 
process to incorporate a public street connection to Starwood Drive. The reason this 
street connection was not included in the applicant's previous proposal presented at 
the November 4, 2013 Public Meeting (see Attachment 6) was to address the 
environmental impacts associated with an earlier proposed alignment of the road · 
that was vvithin the .30 metre PSW buffer. However, through coordination with 
abutting land to the north fronting along Starwood Drive, the subdivision plan was 
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revised to accommodate a future road connection that is shifted out of this more 
environmentally sensitive area. While not aligned with Frasson Drive on the east 
side of Starwood Drive and while only providing for right in/right out traffic 
movements, this subdivision design do~s strike a balance between providing an 
important road connection that will help alleviate traffic infiltration onto adjacent 
local streets and minimizing environmental impacts. It is also noted that this 
connection will also serve to provide pedestrian connectivity to the adjacent Mixed 
Use Node. 

Isolated Open Space Area 
rhe design of the previous subdivision presented at the November 4, 2013 Public 
Meeting included an open space block (Block 151) that was surrounded by single 

· detached lots on all. sides (see Attachment 6). Concerns were raised with respect to 
the en dosed and hidden nature of this steep sloped open space area, citing 
potential safety and maintenance issues; The current subdivision proposal shown in 
Attachment 5 has addressed this concern by eliminating this small open space area 
through the incorporation of Street E that provides a connection between the 
extension of Keating Streetand proposed Street D. As well as improving overall 
connectivity, this new street will allow additional single detached lots to be 
accommodated in an appropriate location within the plan. Further, it is noted that 
this revised designfacilitates the completion of an appropriate single detached . 
lotting pattern in association. with adjacent lands to the north within Registered Plan 61M-l8. . . . . . . . . .. . . . 

Development Priorities Plan • 
The proposed subdivision, containing a maximum of 324 residential units, is 
currently identified in the 2014 Development Priorities Plan (DPP) for draft pl~m 
approval in 2014. 

The Phasing Policy for Large-scaled Subdivisions requires that draft plan approval of 
new large scale residential subdivisions containing more than 200 potential dwelling 
Lin its or 10 hectares (25 acres) be brought forward for consideration in a logical 
phase or phases. Planning staff have considered this phasing policy in relation to 
this current application and consider it appropriate to bring forward this 249-324 
unit subdivision for draft plan approval in its entirety. This is based on the fact that 
there have been no draft plan approvals in 2014 and that the Development 
Priorities Plan will still control the timing of registration for this development if draft 
plan approval is granted for the entire subdivision. Condition 41 in Attachment 2 
will require registration of the plan in accordance with the approved Development 
Priorities Plan . 

Minor Application Revisions 
The applicant has had several discussions with City staff through the review of the . . 

applications, which has resulted in revisions to the plan since the November 4, . 
2013 Public Meeting. These revisions have resulted in minor changes to the:Zoning 

. bylaw amendment application to ensure the proposed zoning corresponds with the 
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current subdivision design and housing mix proposed, as shown in Attachment 5. 
Section 34(17) of the Planning Act allows Council to determine the need for further 
Notice where a change is made in a proposed bylaw after the public meeting. As 
these changes are considered minor, staff is also recomr:nending to Council that no 
further public notice is required in accordance with Section 34(17) of the Planning 
Act. A courtesy notice was sent on December 17, 2014 to Starwood Drive residents 
in the immediate vicinity of the proposed Street D connection to Starwood Drive to 
notify them of this revision to the current draft plan . 

Community Energy Initiative 
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 
proposed development integrates the surrounding public street system to promote 

· connectivity, pedestrian movement and access to transit and the adjacent 
Starwood/Watson Community Mixed Use Node; The owner has made the 
commitment, as outlined in Condition 42 of Attachment 2, to construct the dwelling 
.units to standards that promote energy efficiency. In addition, the conditions of 
approval also include the prohibition on the use of any covenants that would restrict 
the use of clotheslines that also supports the Corrm1unity Energy Initiative. . · 
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ATTACHMENT 11 
Community Energy Initiative Commitment 

November 17, 2014 

Guelph City Hall 
1 Carden Street 
Guelph, ON 
N1H 3Al 

Attention: Mr. Chris.DeVriendt; Senior Development Planner 
Planning, Buildi~g; Engineering and Environment, 
City. of Guelph 

Re: SS & 75 Otyview Drive 
Proposed Draft. Plan of Subdivision File No. 23T-12501 
Proposed Zoning By-law Amendment File Jllo. ZC1202 

Further to your· request, please ·find below a summary of how the residential 
development proposal at 55 & 75 Cltyvfew Drive·wllf assist the City In· 
implementing Guelph's comm~nity Energy Plan. 

• The proposed. development consists of a broad range of residential 
unit types and promotes reside.ntiaf intensification. · · 
The subdivision wiir contain a variety of Townhouse, sem·i-Detached and 
Sing I.e Family dwellings with a level of residential intensification within · 
three muitl- resldentiJll blocks. · A range of 249 to 324 resldeptlal unlts Is 
being planned for ihe subdivision: 

The proposed development-is contiguous to the built-up edges of the 
City. . 
The development is· e·xpected to proceed in· two phases each ·of which is 
adjacent to the built-up edges of the City along Cityview Drive, Keating 
Street and Starwood Drive. In addition, the development encourages 
ttie infill ofvacanflands within the northeastern partion of the City . 
which promotes the logical extension of growth. 

• Future residents will be within walking distance to Guelph's public 
transit network. 
The residential subdivision is located close to existing transit services 
which are presently available along Grange Avenue and Starwood Drive. 
Residents will be within a short walking distance to transit services 
which connect to the overall transit system within the City. 

Making I Olffortn<O 
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· In addition, it is anticipated that the Cit{Hr'ansit System wm be 
extended through the subdivision to. provide additiOnal and convenient 
service to the residents whiCh will provide for' greater transit usage. 

• Walkablt~ plan which Is adjacent to pr.ovindally Signlflcanttrails that . 
are connected to adjacent parts of'ttle·aty. 
The proposed plan aliows for direct access of future residents to the 
natural. open space areas within the deilelopment through a trail system 
within the provincially significant wetland area which will ultimately 
r::onnectto the wider trail.system ·pian ned forthe·aty. 

In addition, the proposed subdivision Is in dose proximity to a: number 
of amenities and futilities including the planned Starwood/Watson 

. comme~ial nodewhleh Includes a library and.the adjacent publfcschooi . 
,and park to the north. 

• Ac:llm~~;.weO ~zt!iJ,e.ffi~elit$ite$si~ wi.ll~ lrnP.t~m~~ 
W.~ll~ ~(sg blending ~lth ·nel~~rhood d~slty, 
Tbe proposed :stib~Ms{on e~d:sijie d~ltYtal'l{ets reqJlf.red by ttl~ 
City to me.et the l)bj~~offh:e Provincial P~ceS to ·GroWU! inrtlative:-

• ~~iiti~t~o-~dlvers!Qnp~mwtlib!i1n~11ur.tng · 
_tcm~~~· - . . . . .. 
A waste .drverslon p~~m.wlll ~ pr~:>v.lded during:,he.<~llS!tOl:tlon 
:~r.fods. . . 

• Nat!Ye tteeS and drought r~ pi;lnt~E!S will be eOCO.utagetHn 
tfu!.landscaPe pfani ·mtnlmliiri& affiliated water demarids. · 
NatiVe trees and :drought .resistant plant 5peeie~ have been incorporated. 
tn· ~e:propo5ed landsdlpe-alldtree compensation plan for the.s!te. 

• A comprehensive i:!rosloil and,sedlme~!Jh tC!I:i~l pl;ln W{R be 
implemented 
A comprehensive erosion and -sedimentation ·c~mtrol p!anwlfl. be 
implemented during: con·~truction oftfle resid~tiall.!liits. 

• La~scape pl;~n prepared 1;o add~ (<lr»py ~(j-mesiH! 
The landsc;;lpe p:l;~n fortbe site lndu~ a tree compensatlt:m plan to 
add. tree ~nopy to th~ wbdiVision, 

• All homes \VOl be <ol'lsti'Ui:ted to the Energli(de;liO s.taridar:'d promOting 
energy efflttency .. 

2 
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All residential units will be constru&d to the Energuide 80 standard 
which promoteS energy l!ffidency. 

• · Use of high efficiency hOt water tanks. 
Each rl!sidential unit will have a high efficiency hot water tank lnstalleif 
within. · 

• tow E At'g!lo fiJI~ windows wiD :he ~d io redl,l!=e ~ ga!.n/!Qss. 
LOWi!rgorrfllled windoWs will be inst!lled ~!I each Qf the re5li;lentJal 

· UrlitS. . . 

• P~r.onrtiable q-!tftaJ then'ilOSt!ts w!Ji b¢•lnstalled ln all homes. 
· Elltb•tesidential unttwUI have a programmable dlif~.taltherm(lsta~ 

lh$talled within, 

• Higli effi~nc;ygas fumati!S Wlii be liiStiiihed fit iil1 homiiS".· 
Each r:es.ldentlal unit will'bave a high eff'identy furnace inSfalted withli't. 

•• ~bl,ll~wllf be .used In all iriteri«;)r-~nd ~or Jiict:&l~ 
· • ~c;f) ~dential unit wm ha\re energy~~~ compa<;t fluore:sCerit light 

· ·· b1,1Q;Is installe(f in all interior and ~ericir1lghtflxtures. 
~· · . . . . 

• · ·: ~AD;$til Aoo-wiSetpilets:wi!i be lilstaDed(n-311 ~ttiSIIl ali 
homes.. · · · · · · · · 

~ach ~ldetrt!al unitwll! h~Eoo Ame:6.~r.i s~n"datd FfQ-~ tofii;!ti 
lnstaUe(:l wlU!hl._ 

> - • .All-and tDllet$ttiat !li'e ll$tillledilte water ~ver: pr9duet$'Wlth 
fJ1$UJ;tt¢d ta[j)is:. 
Each i'esldential ·unit will have-wate·r savi!rproductS W!tlt an Insulated 
-watetta"ilkJnstalled within. 

• Uitra quiet and energy efficient bathroom -exhaust anci range hood . 
fansto:be used. · 
Each ~idential ·urnt wiif have ultra""l.lilet and energy efficient bathroom 
exhaust and range hood fans installed within, 

• J.ow V!JC.pairitta be used on i!'l~JiorwaiiS. 
Eactl r~ldentia.J unit wm be Jlaiitte(f with ·!ow VOC paint tlrroughout. 

Making a Dlff.,..,ce 
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the future homeo.wners.wlif place ·af13 streams curbside on garbage 
day, . The organics Will be within the proper bio-degradable bags or 
lerose ln·the·smaU in-house·containers that the City provides 

· For the multt-resldentlal blocks, arrangements.wlli be made .for City 
.pidc~up with.io the bloCks. The organJc waste disposal process will be. 
outlined in the appropriate condominium documentation and wllf be 
shared with the future owner$ prior to the purchase of their unit 

ShO\Ild·you:have ·turther questions regar:dfng-the above, please· do not. hesitate· 
to conta.ct me. · · 

Making 1 Diftort~Kt 
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ATTACHMENT 12 
Agency and Public Comments Summary 

Respondent 
No Objection Conditional 

Issues /Concerns or Comment Support 
Planning -v Subject to conditions in 

Attachment 2 

Engineering* -v Subject to condi.tions in 
Attachment 2 

' 

Park Planning -v Subject to conditions in 
Attachment 2 

. . 

Environmental Advisory -v Subject to conditions in 
Committee ( EAC) * Attachment 2 . . 

Emergency 
Services/Guelph Fire -v 
Union Gas -v 
Guelph Hydro -v 

' 

Guelph Police v 
. . 

Grand River Subject to conditions in 
Conservation Authority* -v Attachment 2 

Upper Grand District -v Subject to conditions in · 
School Board* Attachment 2 

* letters attached 
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INTERNAL 
MEMO ....... -
DATE December 4, 2014 

FILE 16. 152358 

TO 01ris DeVriendt, Senior Planner 

FROM Mary Angelo, Supervisor, Development Engineering 

SUBJECf Draft Plan o iSubdivision for 55& 75 Gtyview Dt'ive 
23T-12501 and ZC1 202 

. . 
Fmther to the prelimit"~<uy conunents we sent on December 9, 2013 and October 30, 3014, We provide the following 
diait plan conditions for the draft plan of subdivision prepared by GSP Group revisioi1 .d1 te December 1, 2014: 

- . 
Conditions to be met prior to any eradine or site alteration 

I. The Deveioper shall COl~plete ~ tree i.;~ent~ry a~ld conservation pl:m, satisi"act~q to the City Engineer in 
acc~rd·mce .with City of Guelph Bybw (1986)-i 2229. prior to any grading, tree removal or construction on the 
site. · 

2: . The De·; eloper shall ~bt~in ~ Site Alt~ratio~ Penn it it~ acco~dance with City of Gu~ph By"law (2007)-1 ~20 
to .the satisfaction of the Gty Engineer if gradi11g/ eatthworks is i:o occur prior to entering ini:o. the subdivision 
agreement 

. . 
3. The Developer shall prepare and itnplem'ent a c.onstn•ctiou traffic access .and control p.lan for all phases of 

servicit,g ·and building cons tn1ction to the satisfaction ofthe City Ei,gineer. '.fu1y costs related to the 
itnplementatiott of such . a pbn sh .-'lll be borne by the Developer, 

. . . . . . 

4. The Developer agrees that no work, it1cluding, but i10t litnited to tree removal, grading or conslmctiou, ,..,j]J . 

occur on the h nc:li tmtil such time ·as the Developer l1.<ts -obtamed writta-i. permission from the Gt-j Engineer or 
has entered into a Subdivision .f\.greement with the Gty. 

5. The Developer shall enter it1to an Engineering ~rvices Agreement with the "Gty, satisfacto ty to the City · 
Engineer. · 

6. The Developer sh.<tll p repare an overall sire drainage and grading pl:m, satisfactmy to the Cit"f Engit1eer, for 
the entire subdivision. Such a pbn will be used as the· basis for a det:Uled lo t gradit,g pL-ut to be submitted prior 
to the issuance of any buildit1g peunit withitt the subdivision. 

7. The Developer shall constmct, it"IStall and mai.ntait1 erosion and sediment control facilities, satisfactety to the 
City Et,gitteer, it1 accord<utce with a plan that l"L<is been submitted to and approved by the Gty Engit1eer. 

8. The Developer sh_<tll retaitt a qu..<tliiied enviromneutal in spec lor, satisfactoty to th:: Gty to it1Spect the site 
during all pluses of development o.nd comtmction ittcludit,g gradit,g, setvicit,g and builclit,g comtmction. The 
environmental it1Spector sh'1li monitor and it"ISpect the erosion and sediment control measures and procedures. 
The it1Spector s!"L<tll report on their fmdit1g5 to the Gty. 

9. The Developer sl1.<tll submit a detaiL~ Stonn Water M:m agement Repo~l and Plans to the satisfaction of 
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the City Engineer which shows how stonn water will be controlled and conveyed to the receiving water body. 
The repott and phns slLq]} address the issue of water q>1antity and quality in accordance with recognized best 
man.\J.gement practices, Provincial Guidelines, the Gty's ''Design Principles for Storm Water Management 
Facilities" and the Stom1 \1/ater lvlanagement Design: Report for the watershed Maintenance and operation"''ll. 
req>lirements for any control and/ or conveyance facilities must be described Prior to any grading or site 
alteration or execution of the subdivision agreement, the Developer shall satisfy the Gty with respect to 
managing the expected high grotmdwater conditions. TI1e Developer is advised that basemerits and 
tmderground parking may not be permitted in tius development . 

10. The Developer shall e.l1Sure that any domestic wells located within the lands be properly 
decommissioned in accordance with current Micishy of the Enviromne.nt Regulations and G1.udelines to ti1.e 
·satisfaction ofti1e City Engineer. Any boreholes drilled for hydrogeological or geotecluucal investigations 
must also be 'properly :~bandoned . . 

11. The Developer slLq]} prepare an off-site private well motutori.ng program to the satisfaction of tile Gt:y and 
shall implement the progmm to the satisfaction of the City. TI1e program will be used for pre-development, 
during constmction and post-development motutori.ng . . 

12. TlleDeveloper sl)'l.il stabilize all disnnbed soil within SO d'lys of being dishu:l;>ed, cotitrol all no:tious weeds 
and ·keep gromld cover to .a mro:i.tmun l1.eight of 150 mm (6 inches) until the release of tile development 
agreement· on tile block/ lot so dishu:bed ·_ 

!3. Tile Developer acknowledges ti1at tile City does not allow retainingwalis higher· .th~n l.Ometre .abutting 
.eA!sting iesiden~~l propetties without ti1e pennission of ti1e City Engineer. · 

14. Tile Developer acknowledges ind agrees tiut the sui.tability of ti1e bnd for the proposed uses is tile 
· responsibility of the iandowner. TI1e Developer shall ret:rin.a Q ualitied Peiso;1 as defin~ in Onta,rio Re'gtilation 
153/04 to .prepare and submit a Phase. One EmirJ>nmental Site Assessment atld any. oti1er subsequent 

_ plus~$ requued, in accordance with Ot1tario Regulation 153/04, to assess any real property to ensure ti1at such 
··propertY is· free. of contam~iation. If coi.1l:am.irliltion is touncl, the consull'1.11t willdetemune its riahu:e and ti1e 

req>lirements for its removal and disposru ati:I1.e Devcloper~s e:;.;pe1ise. Prior to the .site plan approval, a 
. Q ualified Person slull certify that all propetti.es to be developed are_ free of cot1l:runination. 

15. If contamin.1tion is fotmcl, the Developer slL'lil: 
a. submit all em,;,;onment'll assessment reports prepared in accord'l.llce with ti1e Record of Site 

Condition (0. Reg. 153/04) describing .the c;:mrent conditions of tile land. to be developed at1.d tile 
proposed remedial ac tion plan ·to tile satisfaction of ti1e Gty; 

b. complete any necessary ·remediation work in accorcbnce w.iti1 tl1e acce-i' tedremedial action platl and 
submit certiticatim~ from a Qualitied Person ti1<1t ti1.e lands to be developed meet tl1e Site Condition 
Stand1rds or Site Specific Standards of ti~ intended land use; atld 

c. file a Record of Site Condition (RSC) on tl1e Provincial Environmental Regis tty for bnds to be 
developed . 

Conditions to be tnet nrior to execution of subdivision aveetnent 

16. Tl1at any dead ends atld open sides of road allowances created by tile draft plan be tem1~1ted in 0.3 metre 
reserves, which sh:.ill be conveyed to tile Gty at tl1e e;;:pense of tl1e Develope~: 

17. Tile De,;eloper slLq]} luve engineering drawings and fulli reports prepared for tile approval of tile G ty 
Engineer. · 
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18. With the esception of any share detennined by the City to be the Cit-js share in accordu -.ce with Its by-hws 
:md policies, the Developer is responsible for th: toW cost of du~ design and constmction of all municipal 
sewices within and e.-,:tem.'ll to the. subdivision that are required by the City to se1vice the hnds within the plan 
of subdivision including such worl~ ~s sanit~l)' facilities, storm facilities, water facilities, wall.-ways and road 
works including sidewalks, boulevards and curbs, with the distance, size and alignmen t of such services to be 
detennined by the City, including recons truction of Cityview drive to an urban standard This includ..c.s the 
Developer paying the cost of the d..c.sign, cons b:uc tion an d removal of any worl~ of a temporary nature 
u-.cludi.ng temporary cul-d.."-Sacs, sewers, stormwater m :>.nagement facilities, watermains <tnd emergency 
accesses. Tius also includes the D evelop er ~ying a share o f the cost of left hm1lanes at the Grange/Cityview 
uU:ersection and Sta1wood/ Kea ting/ Fleming intersection. 

19. The Developer shall submit a Geotechnical Report t o the satisfaction o f the· City Engineer wluch describes 
the potential impacts of groundwater an d p rovides recommend~tions for ~vement design and pipe bedding. 

20. The Developer sll..'ll! pay the cos t o f supplying and erecting street name and traffic control sigus in the 
subdivision, to the satisfaction of the City. · 

21. The Developer sh .. ~ prepare a street tree planting piau and i.J.nplement such plan to the satisfaction o f the. 
City. . . 

· 22 Tb.e Developer shall p<~y to the City the cost. of installing bus stop pads at locations to be detennined b y 
Guelph Transit 

23. The Developer sl~ provide rui On-Street Parking Plan for the subdivision to the satisfac tiot{.of the City 
· Engu1eer. · 

24. ·The site pliu15 for all comer buiiding lots; as determined by the City, shall be subuiitted to the City fo r 
approval of driveway locatiorl. . · · 

· 25. T~ Developer shall pay the cos t of the u1S tallation o f one Second O rder Geode~c Ber;ch'mark within fl1e 
proposed subdivision to· the satisfaction of City Engineer 

Conditions to be met vrior to registration of tho; t>lan 

26. The· Developer sh all obtain ap.pmval of the City with respect to the availability of adeqtiate water supply and 
sewage treatment capacity, p rior to the regist ra tion of the plan, or >1ny part thereof. 

27. The Developer sh .. ~ enter into a Subdivision Agreement, to be rEgistered on title, sa tisfactm-y to tl1e City 
Solicitor, wluch includes all requiremen ts, hll..~nci.al and othenvise to the satisfac tion of tl1e City of Guelph. 

28. That the road allowances inclucL"'Cl u1 the draft phn be shown and dedicated at tl1e e;.;pe11Se o f tl1e Developer 
as public highways and tll.."'t p rio r to tl1e regist ra tion of any ph >1se o f tl1e subdivision, tl1e City shall receive a 
letter from tl1e O.L.S. p1-ep :uing tl1e pbn tl1.~ t certifies tll..'\t tl1e layout of tl1e roads in tlte plan conforms to tl1e 
City's "Geometric Design Cri teria - July 23, 1993". 

29. That all easements, blocks and rights-of-way required witlun or ad jacent to tile proposed subdivision be 
conveyed clear of encumbrance to tl1e satisfaction o f tlte Cit-t of G u.elph, G uelph H ydro Electric Systems In::. 
and otlter G uelph utilities. Eve1y Transfer Easem ent shall be accompanied by a Postponem ent, satisfacto1y to 
tile City Solicitor, for any mortgage, cll..~rge or lease and such Pos tponement shall be registered on title by tile 
City at the e:;:pense of tlte Developer 
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30. The Developer sh .. 'lll pay any outstanding debts owed to the G ty. 

Maldng • Dlffer<IKt 

31. The Developer shall pay developmeiu charges to the Gt"f in accordance with By-law (2009)-1 8729, as 
amended from time to time, or any successor thereOf and in accordance with the Education Development 
Ch,·u:ges By-laws of the Upper Grand District Sch ool Board (Wellington Cow1ty) and the Wellington Catholic 
Distric t School Board, as amended from time to time, or any successor by-hws thereto. 

32. The De·veloper shall erect and m aintain signs at specified entrances to the subdivision showing the proposed 
land uses and zoning of all lots and blocks within the proposed subdivision and predomi11<mtiy place on such 
signs the wording "For the zon.U~ of all lands abutting the subdivision, inquiries should be directed to 
Plamung Setvices, G ty Hall" The sign is to be resistant to weather and vand.w sm .. 

33. The Developer shall phce the following notifications in all 6ifers of ptu"cll.<tse and sale fo r all lo ts and/ or 
dwellingtuuts and agrees ti1..<tt titese same notitica tions shall be placed in the City's subdivision agreement to be 
registered on title: · · 

a) ''Purch.'lsers and/or tenants of specitied lo ts are a~ed _tl1at stunp ptunps will be required for every lot 
tuuess a gravity outle t lo r tlte founchtion drain can be p rovid..<>d on tlte lo t in accordance witl1 a cettitied 
design by a Professio11..-li Engineer. Furtltermore, all stunp pwnps must be discl1.<~xged to tlte rea r yard" 

. b) "Purchasers and/ or .tenants of specified lots <lre advised tlu t tlt<=ir roof down spout and fowtd'ltion drain. is 
coru1ection to a foimd<ttion s torm service on tlte lot in aci:.ord<tnce witit a certit~ed· d..<>sign· by a Professior1.<ll 
Engineei. Disconnection o f tlte roof cl6w'nspout i:s no t "permitted " · · 

c) "Purclusers ·ru~d/or tenants of all lo ts o r tuuts are advised tl1at if any fee Ius l;>een paid by tlte pui:cl1aser to 
tlte Developers. for· tlte pl,inti.t"ig of trees on City boulevards in front of residen,t:i:u muts does not obligate 
tl1e Gty"nor gi.lru:antee tlu t a "tree will be pL~nted on tlte boulevard in front or on .tlte side .C:.f a palticular 
residet'ttial clwellit1_g." · · 

d) " Ptircll.<tsers aitd/or terian ts of all lo ts or tuuts located in tlte subdivision ph n; are adlllsed prior tO tlte 
completion of home sal~s, of .t1te time fram e during wluclt constmctiot~ activities may occur, and i:he 
potenti.<tl for residents to be .i.nconvauenced by constmction activities suclt as riois"e, dust, ditt, debris, 
·draituge m d con~tmction traffic". · · · 

e) "Purch:~sers rutd/ or terl.'lltts of all lo ts or.tulits :are advised ·tl1at tlte bowtdaries o f tlte Opat Space and 
Storm water Mru1agematt Blocks will be demarcated in acc.;rdrutce witlt tlte City of Guelph Property . 
Dem arcation Policy." · · · 

f) . "Purclusers rutd/ or ta1ants of all lo ts or tulits are advised that Street B and Keati.ttg Street will be e:-:ta td.."<i 
at .some ti.tture cbte wha t tlte adjacatt lands. are developed" 

34. The Developer sl1<-ill ensure tltat all telephone service and cable TV service in tlte plrut shall be. 
111tdergromtd. The De·veloper sh .. 'lll enter into a setvicit1_g agreemeitt witlt tlte appropriate service providers to 
provide for tlte i.ns t:~llation of tutdergroiutd utility set-vices for tlte Lands. 

35. Tlte De·.reloper shall ensure tlt:~t street lighting :~nd tutdergrotmd wiring shall be provided tltroughout tlte 
subdivision at th e Developer"s ezpense :utd in accorcl..·utce witlt tlte policies o f tite City o f Guelph and Guelph 
H ydro Electric Sys tems Inc. 

36. Tlu t site plrutS for all com er building lots, as deteuni..tted by tlte Gty Engineer, shall be submitted to tlte City 
Engineer for approval of driveway location. 

37. Tlte Developer sl1..'11l pay to tlte Gty tlte to tal cost of reproch~e tion rutd distribution of tlte Guelph Residents 
Emcironmenral Handbook to all fuhtre residents within tlte PL'Ilt witlt suclt paymettl: based on a cost of one 
h:.utdbook per residen t:i.'ll dwelling wut as determined by tlte Gty. 

38. Tlte Developenll.'lll ensure tl1at tlte acctmn1lated sedimettt in tlte V,Uleyh.wen ston.'lwater mrutagement pond is 
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removed and the pond hndscaping is implem ented, all to the satisfac tion of the City, prior to registration of 
the po1tion of the plan tlu t drains to tl-.e Valleyl1.wen pond 

39. The Developer shall submit a fm:U Tmffic Impact Stud-t to· tl-.e satisf::tc tion of the City Engineer ::tnd sh .. 'lll 
implem ent tl1e recommend~tions of the Study to tl1e satisfaction of the Cit"f Engineer. 

40. Tl1e Developer shall provide a servicing easement in favour of tl1e Upper Grand District School Board to 
accommod'lte tl1e e:;rtem.'ll overland .tlow from the Lee Street School site to a positive outlet. 

41. Tl1e Developer shall obtain tl1e ezten1al p i:operty requirem ents 1'lecessary to consb:uc t Street D to St:uwood 
D rive to the sa tisf.~c tion of the City. 

· 42 Tl1e Developer cmnot develop Part Blocks 126, 127 and 128 tultil they are jou1ed with adjacent prope1ties to 
the sa tisfaction o f the City. 

Condi lions IO be mel prior IO the issua'nce o( a buildine- penni I 

43. All Stage 1 Services are to be consb:uci:ed to tl-.e satistac tion o f the City Engineer. 

44 . .The Developer shall provide th; City with written contirmation from the Engu1eeru.g Dep.arb:nent of Guelph 
Hydro tlu t the subdivision hydro servicing h .. 'ls b een ·completed to· tl1~ satisfaction o f Guelph H ydro. 

45. The Developer sl1.'lli submit a report-p repared by a Pr; iessimla! Engu1eer to the.satisfaction of the Chief 
Btlildii1g O fficial cettifyii.g .that all fiU placed below proposed buildii~ locations h .. 'ls acleq1.1..~te structural · 
capacity to support _the-p roposed buildiilS. All till placed withu1 the allow::tble zoning bylaw envelope for 
buildii1g constL-i.Icti.on sl1all be·certi.fied to a m a..-"innuu dis tance of 30 metl-es from tl1e s treet l.i.tte. Tltis r<:port · 
sl1all include tl1e following information; lot number, deptl1.of fill, t op· elevation of till and the ·area approved for · 
buildii1g c·onstruction from tl1e s treet lUte.· · · · · 

. . 
. . 

46. The Developer shall-submit a. report p repared by a Protessimla! E1igineer. to the satisfaction of tlle'-Ouef · 
Buildii1g O fficial providii1g ru1 opuuon on lite p re:sence of soil gases (Radon and Methane} in tl1e plru1 u1 
accorc:hnce witl1 applicable proviSions contaU1ed in tlte On tario Building Code. 

We tmst th .. ~t tltese conditions are helpful Please do not hesitate to contact m e if you luve ru1y ques tions. 

Maq Angelo, P. E11g. 
Supervisor, Development EI'lgineeriilS 
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·Proposal 

Locatioll 

Backgrow1d 

Conune~Jts 

October ~h, 2014 
Environmental Advisory Committee 

55&75 Cityview Drive.EIS 
File#: 23T-12501 I ZC1202 

CityvieW Drive Property- Environmental Impact Study (EIS) (August 2014) 
Prepared by Nantrnl Resource Solutionsinc. · 

The chait proposal will allow for the creation of a subdi-,-:isi0n comprised of a mi..-o: of 
detached, semi-detached, townhouses. 

Total area of the site is 15.2 hectares. 

The .subject propeity is located liDithwest of the intersection of York Road and Watson 
Parl.vray, fronting the inteiSection of Cityview Drive · and Ced·uvale Ave., and n o rth of 
the CNR Line. The subject site is -comprised of Pait Lots 25, 31, and 32, and Part Lot 4, 
Concession 3, in the City of Guelph.: . · . 

The lands fall entirely within the Oythe Creek Subwatershed 
The hnds also fall Within the Eastview CommunitY Seconda17 j)hn in the 
Ofi:icial Phn. which designates them as General Residential, l-fu:ed Use Node, 
Open Space, Core G!:eenlands andNon-Core.Greetiliinds on_Sch:-dule 1: 
Schedule 2 identities Regulat01y Floodli.ne on this ~te. 
Undei the ctu:ra1t corisolid'lted Ofticial Phn l!k'lpping t:I.e nat:ur."'l. herit~ge 
constraint~ i.tklude Signiticant Wetlands, Sig:nificant:Valleybnds ruiclCulh1ral 
Woodhnds. · · 

The pr~perties are ~iurentiy zoned UR (Urban Reserve) ru~d FL ( Floodplai.t1), 
but are proposed to be re-zoned to P.l (Conservation Land), P.2 
(Neighborhood Park), WL(Wetlru1d), and R 1C, R lCS,.R 1D, R2, R 2-6, R 3.l\.., 
R4.A ('rarious types of Resida1tial). · 
On July 25, 2012 tl1e EAC Ieviewed tl1e Environmental Impact Sh1dy piepaied 
by NRSI and dated Novembei 201 1. At tl1at time tl1e EAC deferred to make a 
d..""Cision on tl1e EIS bas.ed on a numbei of m{tstru1.clmg concerns. 

On tl1e City's behalf, Beacon Environmental Ltd l1as .reviewed tl1e Envi.roJuua1tal 
Impact Sh1dy (EIS) piepaied by N ahual Resomce Solutions Inc. (August 20 14). The 
following comments are provided 

It is evident tl1...'1t ti1e proponent's shtd<J team has woiked diligently to tq ru1d adchess all 
of tl'l!:: comments on tl1e last Veis ion oi tl<e EIS foi tilis site (submitted July 2013). The 
City appreciates tl1...'1t tl1e shtdy team has consulted wi.tl1 City staff (ru1d GRCA) during 
devclopma1t of tllis revised EIS in mdei to ensme the mtionale io.rre-,; sions to tile 
Draft Plru1. ru1d tl1e supporting EIS weie tm~rstood and consideied appropriate. 

Overall, ti1e EIS (ru1d .related D.raft Plan) are considered sa tisfact017 from a natmal 
heritage peispective in tl1.at the · iollowing issu..."S an; addressed · 

• .l\Jl proposed development remai.tLS outside tl1e PSW and associnted 30 m 
buffer, with ti'le eXception of some activ;ties pennitted wi.tlm1 t:l1e OUtei 1 Q 1ll 

of tl.e buffe.r to allow for i.t1,;.asiye species .ranoYal, restoration pbntings of 
11.ative species, .nnd minoi grading· related . to stormwatei mru1.agem ent. 
i.nfmstmchue (i.e,, t:I.e clem~ water .rooftop spreadeis) rum tii.ei.r maintenance. 

Maklng • Difference 
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o These activities within the outer 10 m of the buffer are permitted tmder 
cunent Cit"j policies and ate related to activities intended to suppmt 
nattual heritage objectives for the site and the area. 

• The seepage areas have been more carefully studied, assessed and mapped, and 
season..<~! seepage tlow towards the PSW was confi1med along the hillside 
ephemeral waten:otu-se. 

o Even though tlus ephemeral featttre is not regulated by GRCf\.., and . 
was fotuK"\ not'to qnalify as Significant Wilcllife Habitat (SWH), it has 
been recognized through tl1.e EIS tl1..<1t it does contribute to d1.e PSW's 
hydrology (along with surface water mnoff and otl'l.tr . sotuces of 
intertlow), which in ttun helps maintain basetlow to Clytl1.e Creek to 
tlte soutl1, which is off-site, a coldwater fisheq. Tlus feattue l1..<1s been 
appropriately protected wid1. a 30 m buffer. 

• A variety ofmeasttres have been implemented so d1.at the overall water rech .. <~rge 
for tl1.t site post.,development is anticipated to be ve1-y close to tl1.e pie-
development recharge (l.e., 97%). . 

• .It clarifies why tl'le "valley feattue" (previously identified based on backgrotmd 
· information and desktop analyses) does not have a defined top of slope or the 

GRCA's criteria for "contined'' or "otll.ei:" valleylancl, the'refore does 11.ot 
qualify as "s~tificant valleyland" tu1.der OPA 42. In addition, it co1'tfirmS 
tluough a geoteclmical 'study liuit tl'l.e slope that does exist does no .present ru1. 
erosion l1.azard · · · · . · · . 

• It clal:ifies li1.at li1e shnib . tlucket ~o1111ntmities d~ not meet tl1e criteria tor. 
"cultural woocUaitd'' tu1.der OPA 42, and do not have ·a dehnable dripline or 
require a buffer, bi.tt tl1.at'li1.ore tltan 3.5 11.2· of tl~ liucket commtuuties (witlun 
ilie 'buffers to tl1.e PSW and ephemeral s~page water featnre, as well as some 
of tl1.e ~cljacent lands outside tl1.ese buffers) are being preseJ.ved in order to 
provide habitat-for tl1e tl1.ree regionally signiflcimt biid species observed on site 
(i.e., breeding l1.abitat for /<..merican Redstart and Baltimore Oriole, and 
foraging'ltabitat for Sl1.a1p-slumted Hawk). 

• · It retains candidate Species-at-R;.sk bat l1.abitat on-site (i.e., SWDM4-5- ~Vitlun 
tl1.e PS'W): 

• It identifies appropriate comp.ensation for li1.e trees to be removed, and 
measures to preselVe . trees wherever feasible,' as well as an appropriate 
management approach to n-y and control the prolific Comm<;m Buckthom in 
tl1.e protected nattual areas adjacent to lite PSW. 

• It outlines a post-constluction monitoring program li1.at is proposed for tive 
years (as opposed to two) to c.'lpttue the possible time lag in identified impacts 
to water qnantity and quality. 

TR.t<JLS: Tl1.e EIS puts forward 3 altermtives tor feasible trails, and recomm.ends 
Option A from a 11.attual heritage perspective. Tl1::- Gty's Environmental Plamm1g staff 
tmderstand tl1.at Option A poses less immediate risk to introducing negative impacts to 
tl1e naturall1eritage feattues and fimctions idenbiied for protection tltan lite o tl1::-r 
optioltS. However, tl1.ere is a strong desire to l1.ave tlus trail section off-road (i.e., Option 
B or Cor a variation tl1.ereot) in o rder to provide tl1.e commmuty with long-!:f;nn fo rmal 
access to a l"l.'l tmal environment e:~perience, and pre-empt infomtal trail creation 
through the protected l"l.'l ttual areas. Comments from Cit"j Parl~ staff are still 
ford1.eoming, ~nd a fln.'ll d.."'Cision regarding the p~eferred trail alignment (and associa ted 
mitigation measures tltat may be required) still need to be n1.ade in consultation with 
City stati from Parks, Engineering and Planning and input from tlte GRCA. . 
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STO RMWATER Mf\..NAGEMENT: Comments related the acL·•·quacy of storm water 
controls will be coming from the Gty's Engineering staff. It is tmknown if these will 
need to be adc\ressed at this s t'lge o r may be addressed at the EIR stage. 

STO RMWATER Mf\..NAGEMENT: Comments related the ad.."'qltacy of storm water 
controls will be coming from the G ty's Engineering staff. It is 1u1known if these will 
need to be addressed at this stage o r may be addressed at the EIR stage . 

. ENVIRO NMENTAL IMPLEMENTATION REPORT (EIR): AnEnvirom11ental 
Implementation Report (EIR) th."lt builds on this E!S, carries fo1wai:d the 
reconunendations in. Section 7 of the EIS, and is supported by the City will be required 
as part of the Draft Plan Approval p rocess. 

Three minor. points of clarification that wili need to be addressed through the EIR 
include: · 

• The table on p. 34 o f the EIS indicates 705 trees .were invent01ied, willie on p. 
7 4 it indicates 607 trees wei:e inva.1toriecl Prestunably the discrepancy is related 
to the inclusion of shareq oi: botuld'l~Y tree.s on p. ~4? This should be cL<tritied 

• Species used for tree compensation within and adjaca.1t to the protected n.'ltnral 
ai:eas should be i;;.;;:clusively native to Wellington Cotulty (as per 'pg. 66 6f the · 
EIS), but can (and should) include. species that are signiti.cail.t in the County, 
with the exception of speCies listed ·as provincially endangered . or du:eatened 
under the End·m gered Species Act (2007). Street trees inay nli:lude non-natives 
as part of the 'species mi:o:, but should also be primarily n .:l.tive species ru,1d can 
also mclude species that are significant iii the COlinty, with the e."i:ception of . 
s pecies listed' as provil1Cially end-=mgered o l: threatened tu1der the Endangered 
Species Act (2007) ~ Invasive species should not be n1cluded n1 any plantil1g5. 
This correction should also be made on p. 16 of the Tree Preservatioil Plan 
(Appendix V). · 

• Clm:iiication of the 6•h bullet on page % n1rehtion which:tuwegetated po1tions 
ot'the site should be planted with n.'l tive species. · · 

In addition, as noted u1 the EIS, this EIR will need to n1cluc\e the followil1g 

• A site-speci:iic Tree Prese1vatio1Y Phn .(carried fmward from the EIS and· 
re:iinecl, if required). 

• A site-specific habitat management phn fo r tlc: nwasive species removal area 
tl'"'lt speaks to med1ods for Common Bucktl1om control and identifies suitable 
l'"'ltive species pbmtll1g5 as outlined n1 tl1e EIS. 

• Site-speciti c gradll~ and erosion control pbns. 
o It is tulde!Stood d'"'lt d1e ii·.re Sugar lvlaplc:s (402b, 403b, 404b, 405b, 

411 b) th.'l t are al01~ d1e lot line behind d1e p roposed Multip le 
Residential Block (Bloc!: 146) cam10t be preserved due to gradll.g 
requiremen ts. Newly ida.1tified tree preservation: alo1~ tl1e property 
botUldalJ of Block 123, whicl1 is desirable, will need to be coordll1ated 
witl1. gradll~ of tlc: adjaca.1t prope1t"y to tl1e soud1 to ensure effective 
tree preservation. 

• Recommendations rei.'\ ted to trails n1clUdll1g 
o Closure of any i.tlformru trails, 
o Ident:ii:'ication of and removal of nwasive. species and h:.1Zard trees ruor~ 

formalized of-road trails;.where appropriate, and 

Making • DlffOfOIKe 
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o Coordination of enhance:rnent · pL'111tings with off-road trail 
formalization. 

• More details about the ·proposed education and outreach reiated to n.<~ hu:al 
heritage stewardship on this site, as outlined in the EIS, including: 

o · Development and circulation o f the City's Environmental Guide along 
with a site-stewardship specific pamphlet, 

o Sigt1$ highlighting ecological sensi tivities, and identifying permitted / 
· n ot-permitted activities, and 

o Fencing demarcating rear lot lines from adjacent · protected Open 
Space/Nattual J>...reas to limit encroachmet1t. · 

• Thresholds rebted to the morutoring above o~ below whici1 ac tion will be 
required, and indicate p ossible adqptive ·manageni.ent actions. 

Although their complete and formal comments are forthcoming, .GRCA hns indicated 
(via email) that the following willti.eed to be addressed as part of the EIR: 

• Supporting calculations and design detailsare n eecLo.d to d,emonstrate. that 
runoff directed from the easten1.catchment to thewetland from the proposed 
flow splitter will 11ave adequa:te energy dissipation and that the . spre;:~der benn 
will remain stable in the long term. 

• In the Erosiot1 and Sediment Control Plan please change the propos.ed 60 day 
trigger _for stabilization of an~as not slated for constriction to30 days • . : . 

• · Wl1en revising the above plan please n ote thanemporary s·ediment basin dead 
storage·. vohunes may be larger than ·the · proposed· 125 m 3 / ha. I( a basin 's 
length to width ratio is less th .. 'l11. 4:1 01 if drawdown. of active stooge is less 
than 48 i1outs, tl1ei1 the miillim1m dead storage recp.lirement is 1 ~5 m3 / ha. 

ed Given tile ab01re . concerns, staff reconunerulS that tile · Ens-irvrunental 
Adsrisoly Commiuee. accepts tile Erwironrnenral.fmpact Swdy prepared ·by 
Natural Resource Solmions Inc. for 55 & 75 Citysrie1J' Drisre . nritil . the 
follotsring conditions: 

TH4.T a fir1al trail aligmneru be prosridet/ to the satisfactiorJ of City staff 
through an EIS Addendum,· 
THAT Stormnrater i11:magernerlf is addressed to tile satis£'1ction of City 
Engir1eeTJi1g Staff; · 
THAT forthcoming GRCA and Parks Plam1ing conm1er1fs are addressed; 
and 
THAT ar1 Enviromnerual lmple1nentatior1 Report be cornpleted as a 
condition of Approval arJd include the following (not limiting): 

• Clarification regarding the rwrnber of trees inventoried, species to be 
used in cornpensation being rJative to lf!ellington County ar1d areas 
to be re-sregetated; . . 

• · Site-specific Tree Preservation Plar1; 

• Site-specific habitat rnanagernent pL<in for the ·invasive species 
rernoval area; 

• Site-specific gradir1g and erosion corllrol plar1s; 

• Details about the prvposed education and outreach; · 

• Details related to trail design and mitigation; and 

• . Tlueslwlds related to ·the rnonitorir¥J. 

., ' 

Malting a DlffertrKe 
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October 24, 2014 

UPPER GRAND DISTRICT SCHOOL BOARD 
500 Victoria Road North, Guelph, Ontario N1 E 6K2 

Phone: (519) 82?-4420 Fax: (519) 822-2134 

City of Guelph - Planning and Building Services 
City Hall 
1 Carden Street 
Guelph, ON . N1 H 3A1 
Attn: Mr. Chris DeVriendt, Senior Development Planner · 

Dear Mr. DeVriendt; 

Re: Draft Plan of Subdivision 23T-12501 and Zoning By-law ZC1202 
55 &.75.Cityview Driv~. Guelph 

Making a Difference 

Martha C. Rogers 
Director of Education 

PLN: 14-93 
File Code: R14 

Sent by: mail & email 

. . . . . 

Further to our comments dated February 7, 2012, we are writing to respond to the revised draft 
plan of subdivi_sion dated June 12, 2014._ 
. . . . . . . : 

It should be noted that the Board opened William G. Winegard PS· on September 2, 2014. We . 
support ttie community connectivity offered by Street B and the permeability .of ttie road network . . 
proposed betwee~ this plan and the adjoini!lg lands to th~ south. Pedestrian connectivity will 
erisure.that school aged children in this neighbourhood have-the ability to walk to sch ool. · 

·To promote active transportation to schools a standard Gomment offered by the Board requests 
that sidewalks and walkways be provided to allow students to walk safely t.o school. We recognize 
that the City's standard does not require construction of sidewalk on both sides of the street on 
right of ways less than 20m in width. Howe_ver, we. would ask that the City consider installing 
sidewalks on tioth sides of all riew streets. 

Given the Board's recent experience ppening a school in a community still under construction it is 
prudent for the Board to request that the City impose a condition on the subdivider that requires 
hard surface walkways be installed coincident with road construction to allow future students to 
access the school site, and that sufficient securities be provided to the City to ensure their 
maintenance, including winter clearing, unti l permanent sidewalks are installed. Priority streets for 
such installation should include Streets A and B and Keating Street. Suggested wording of a 
condition is provided for staff's consideration: 

The Developer shall pay the Citjt costs of installing and maint~iriing temporary hard surface 
walkways within the road allowances in the subdivision, to the satisfaction of the City of 
Guelph and Upper Grand DistriCt School Board. Subject to the phasing of the development 
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Making a Dfffmnco 

of the plan of subdivision, that easements will be provided in favour of the City of Guelph to 
provide such walkways where rights of ways will not be in the first phase of registration. 

Subsequent to the Board's comments in February 2012, the site plan approved by the City of 
Gt.Jelph for the William C. Winegard PS site included the Board's obligation to fence the south 
boundary of the property adjacent to the subject site . As an opening in the fence will be necessary 
to ensure student access to the school site, we request that the City include the following · 
condition: 

Prior to the registration of the first phase. of the development the Developer shall pay the 
Upper Grand District School Board the costs of opening the chain /inkfence along the 
boundary of the William C. Winegard PS property where It abuts Street B to provide 
pedestrian access to the school site from Street B. 

We have reviewed the Traffic Impact Study dated February 2014 prepared by Paradigm 
·Transportation Solutions Ltd. for the 2~ & 37 Cityview Drive {Cityview Ridge) subdivision, Which 
reflects the traffic generated by the subject property. We note that there are no recommendations 
with regard to improvements at the intersectior) of Cityview Drive and Lee Street. We ask that the · 

· Gity of Guelph monitor traffic flow through the intersection of Cityv.iew Drive and Lee Streetduring 
COn$tr'uction and following registration of the first .phas.e of registration tq determine if additional 

· stop controls are necessary on Cityview Drive to provide safe acGess to/from the new school. 

Other standard conditions included in the. Board's February 2012 letter remain appropriate, 
including: 

• Payment of education development charges, 
• Provision of a digital file, 

• Supply and Installation of a sign, 
• Inclusion of the required Development Area clause in purchase and sale/lease agreements. 

Should you have any questions with regard to comments provided, please do not hesitate to 
contact me directly at 519-822-4420 X820. 

~ 
( . I I 
Jen.mfer,~sy , BES, MCIP, RPP 
M~a:gerof Planning 
L/ . 

/jp 
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December 20, 2011 

January 18, 2012 

January 31, 2012 

September 24, 2013 . 

October 10, 2013 

November 4; 2013 

January 21, 2015 

February 9, 2015 

ATTACHMENT 13 
Public Notification Summary 

Applications received by the City of Guelph 

Applications deemed complete 

Making a Difference 

Notice of Complete Application mailed to prescribed 
agencies and surrounding property owners within 120 
metres 

. . . 

Notice of Revised Application and Public Meeting mailed to 
prescribed agencies and surrounding property owners 
within 120 metres 

Notice of Public Meeting advertised in the Guelph 
Tribune 

Statutory Public Meeting of City Council 

Notice of Decision Meeting sent to parties that 
. commented or requested notice . 

City Council. Meeting to consider staff recommendation 
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SERVICE AREA 

DATE 

SUBJECT 

City Council 

Infrastructure, Development and Enterprise 

February 9, 2015 

Proposed Demolition of 315 Victoria Road North 
Ward 2 

REPORT NUMBER · 15-08 

· EXECUTIVE SUMMARY 

PURPOSE OF REPORT 
To provide background and a staff recommendation related to a request for 
demolition approval of one (1) single detached dwelling. · · · · 

KEY FINDINGS 
One (1) existing single detached dwelling is proposed to be replaced with two 
(2) new single detached dwellings, resulting in a net gain of one (1) residential 

· . dwelling unit. .. · 

FINANCIAL IMPLICATIONS 
None. 

ACTION REQUIRED 
Council is being asked to approve the demolition request. 

RECOMMENDATION 
1. That Report 15-08 regarding the proposed demolition of one (1) single detached 

dwelling at 315 Victoria Road North, legally described as Concession 6, Division 
C Part Lot 1; City of Guelph, from Infrastructure, Development and Enterprise 
dated February 9, 2015, be received; 

2. That the proposed demolition of one (1) detached dwelling at 315 Victoria Road 
North be approved; 

3. That the applicant be requested to erect protective fencing at one (1) metre 
from the dripline of any existing trees on the property or on adjacent properties 
which can be preserved prior to commencement of demolition and maintain 
fencing during demolition and construction of the new dwelling; 

· 4. · That the applicant be requested to contact the General Manager of Solid Waste 
Resources, within Infrastructure, Development and Enterprise regarding options 
for the salvage or recycling of all demolition materials. 

PAGE 1 



STAFF 
REPORT. 
BACKGROUND 
An application to demolish one (1) single detached dwelling at 315 Victoria Road 
North was received on November 17, 2014 by Infrastructure, Development and 
Enterprise. 

The subject property is located to the east side of Victoria Road North and north of 
Speedvale Road East. The subject property is zoned R.1B (Residential Single 
Detached}, which permits single detached dwellings, accessory apartments, bed and 
breakfast establishments, day care centres, group homes, home occupations and 
lodging houses Type 1 (see location map and site photos on Attachments 1 and 2). 

The Committee of Adjustment approved the severance of the subject land on April 
16, 2014 creating two separate ·parcels through application B-6/14. The parcels have 

· not been legally created yet as there are outstanding conditions that need to be 
satisfied prior to registration ofthe deeds. The Committee of Adjustment conditions 
are included on Attachment 5 for information. The applicant is requesting to 
demOlish the existing dwelling, detached garage and two sheds on the subject 
property and subsequently construct two (2) new.detached dwellings (one per lot). 
Please see the proposed site layout plan for the replacement dwellings on 

. Attachment 3. The proposed conceptual front elevation of the replacement dwellings 
is provided on Attachment 5 for information. 

REPORT 
.. The City~s Demolition Control By-law was passecl under the·. authority of Section 33 ·· 

of the Planning Act. The By~law is intended to help the City" ... retain the existing 
stock of residential units and former residential buildings in the City of Guelph." · 
Section 33 of the Planning Act allows that Council's decision may be appealed by 
the applicant to the Ontario Municipal Board. In addition, an applicant may appeal 
if there is no decision within 30 days of filing the application. 

Cultural Heritage Resources 
The subject property is not designated under the Ontario Heritage Act and is not 
listed in the City of Guelph's Municipal Register of Cultural Heritage Properties 
under Section 27 of the Ontario Heritage Act. The subject property has not been 
identified as a built heritage resourcein the City's Couling Building Inventory. 
Therefore, Heritage Planning staff has no objection to the proposed demolition. 

Tree Protection 
The subject property is less than 0.2 hectares in size and, therefore is not 
regulated by the Private Tree Protection By-law. It is staff's preference to maintain 
and protect the urban forest and canopy where possible. As such, the owner is 
encouraged to preserve any trees. If trees are to be retained, a tree protection 
zone (TPZ) will need to be established where protective tree hoarding would be 
installed to protect the trees. Staff are recommending that the owner erect 
protective hoarding around any trees on the property prior to demolition activities · 
arid maintain the hoarding throughout the construction of the new dwelling . . 
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The approval of the demolition application is recommended as the existing dwelling 
is not a significant cultural heritage resource, and is proposed to be replaced with a 
new detached dwelling. Therefore, there will be no overall loss of residential stock 
a$ a result of this application. 

CORPORATE STRATEGIC PLAN 
City Building -Strategic Directions 3.1: Ensure a well-designed, safe, inclusive, 
appealing and sustainable City. 

FINANCIAL IMPLICATIONS 
None 

· DEPARTMENTAL CONSULTATION 
The City's Senior Heritage Planner and Environmental Development Planner were 
consulted regarding the proposed demolition permit. 

COMMUNICATIONS 
A sign was posted on the subject property advising that a demolition permit has 
been submitted and that interested parties can contact Building Services for. 
additional information . 

. ATTACHMENTS 
Attachment 1 - Location Map 

· Attachment 2 - Site Photos · 
.Attachment 3 - Proposed Site Layout Plan . 
Attachment 4 - Proposed Conceptual Front Elevation 
Attachment 5 - Committee of Adjustment Conditions File Number B-6/14 

Prepared By: 
Randy Harris 
Administrator of 
Planning Technical Services 

Ap~~ 
Todd Salter 
General Manager 
Planning Services 
519-822-1260, ext.2395 
todd.salter@guelph.ca 

Approved By: 
Sylvia Kirkwood 
Manager of Development Planning 

~ 
Recommended By 
AI Horsman 
Deputy CAO 
Infrastructure, Development and 
Enterprise 

. 519-822-1260, ext. 5606 
. al.horsman@guelph.ca 
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ATTACHMENT 2 - Site Photos 

Aerial Photograph 
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Photos of 315 Victoria Road North 
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ATTACHMENT 4- Proposed Conceptual Front Elevation 
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ATTACHMENT 5 - Committee of Adjustment Conditions File Number 

B-6/14 

· 1. Prior to endorsation of the deeds, the owner -shall be responsible fo r all of the 
costs associated with the demolition and remova l of the existing dwelling and 
accessory buildings from the property. 

2. That the owner pays the actual cost of the removal of the existing sanitary 
and water service laterals to the existing house within t he road allowance, 
prior to endorsation of the deeds. 

3. That the owner pays the actual cost of constructing new sanitary and water 
service laterals to the proposed retained lands and the proposed severed 
lands including the cost of any curb cuts and/or curb fills required, with the 
estimated cost of the works as determined necessary by the General . 
Manager/City Engineer being paid, prior to the issuance of any building 
permits . 

4. That the owner pays the actual cost associated with the removal of the · 
existing asphalt within t he road allowance from the area of the existing 
driveway entrance, the restoration of the bouleva rd with topsoil and sod 
where required including any required curb fill, with_ the estimated cost of the 
works as determined necessary by the General Manager/City Engineer being 

· paid, prior to the issuance of any building permits. 

5. That the owner pays the actual cost ofthe construction of the new driveway 
entrances including the required curb cuts and/or curb fills, with the 
estimated cost of the works as determine<:J necessary by the General 

· .Manager/City Engineer being paid, prior to the issuance of any building 
permits. 

6 . That prior to the issuance of any building permits on the proposed retained 
lands and the proposed severed lands, the owner shall pay the flat rate 
charge established by the City per metre of road frontage to be applied to 
t ree planting for the proposed retained lands and the for the proposed 
severed lands. 

7. That the owner enters into a Storm Sewer Agreement, as established by the 
City, providing for a grading and drainage plan, registered on title , prior to 
endorsation of the deeds. 

8. Th at the owner constructs the new dwellings at such an elevation that the 
lowest level of the building can be serviced with a gravity connection to the 

_sanitary sewer. 
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9. That a lega l off-street parking space is created on the proposed retained 
lands and the proposed severed lands at a minimum setback of 6.0 metres 
from the Victoria Road street property li ne . 

10.That the owner grades, develops an d maintains the site in accordance with a 
Site Plan that has been submitted to and approved by the General 
Manager/City Engineer. 

11. Prior to the issuance of any building permit, the owner shall construct, install 
and m aintai n erosion and sediment control facilities, satisfactory to the 
General Manager/City Engineer, in accordance with a plan that has been 
submitted to and approved by the General Manager/City Engineer. 

12: Prior to t he issuance of a building permit, the owner agrees to install sump 
pumps unless a gravity outlet for the foundation drain can be provided on 
t he lot. Fu rthermore, all sump pumps must be. discharged to the rear ya rd . 

13.That t he owner shall ma ke arrangements satisfactory to the Technical 
Services Department of Guelph Hydro Electric Systems Inc. for the . 
installat ion of an underground hydro service to the proposed new dwelling, 
pr ior t o t he issuan ce of a building permi t . 

14.That t he owner makes satisfactory arrangements with Un ion Gas for the 
servicing of the lan ds, as we ll. as provisio ns for any easement s and/or ri ghts
of-way for their plants, .prior to . the issuance of any build ing permit s_ . 

15.The owner shall ensure t hat all tele phone service and cable TV serv ice on t he 
lands shall b.e underground. The owner shall enter into a servicing agreement 
with the appropriate service providers fo l- the installation of underground 
utility services, prior to the issuance of any building permits. 

16 . Prior to the issuance of any building permit for the lands, the owner shall pay 
to the Ci ty , t he Cit y' s tot al cost of reproduction and distribution ofthe Guelph 
Residents' Environme ntal Handbook, to all future homeowners or households 
withi n the project , with such payment based on a cost of one handbook pel
,-esidential dwe ll in g un it, as dete rmi ned by the City . 

17 . Prior to the issua nce of any building permit for the lands, the own er shall pay 
t o the City cash- in-Lieu of park land dedication in accordance w ith By-la w 
(1989) - 13410, By -l aw ( 1990)- 1354 5 and By-law ( 2007)-1 8225, as am ended 
from ti me t o t ime, or any successor t hereof. · 

18.That a site plan be submitted t o, and approved by the General Manager of 
· Planning Servi ces and the City Engineer, prior to the issuance of a building 
permit for the new dwelling on the severed parcel indicati ng: 
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a. The locatiOn and design of the new dwelling; 

MakJn9·• Dlff.....:e 

b. All trees on the subject property, including the extent of their canopies 
that may be impacted by the development. Any trees within the City 
boulevard must also be shown, incl udi.ng appropriate protective 
measures to maintain them throughout the development process. The 
plan should identify tt-ees to be retained, removed and/or replaced and 
the location and type of appropriate methods to protect the trees to be 
retained during all phases of construction. 

c. The location of the new dwelling with a setback that is in character 
with the surrounding area; 

d. Grading, drainage and servicing information; 

19.That no vegetation removal shall occur during the breeding bird season 
(May-July), as per the Migratory Bird Act. 

20.That the elevation and design drawings for the new dwelling on the severed 
parcel be submitted to, and approved by the General Manager of Planning 
Services, prior to the issuance of a building permit for the new dwelling in 
order for staff to ensure that the design .of the new dwelling respects the 
character ofthe surrounding neighbourhood in all aspects includ ing the 
proposed massing, building setbacks and the size and location of any 

. . . . 

proposecl garage. 
' . 

21.That prior to the issuance of a building permit for the severed. parcel , any 
required tree protectio n fenc ing be erected on-si te and inspected by staff to 
the satisfaction of the General Manager of Pl anni ng Services . · · 

22.That the applicant pay to the City, as. determined applicable by the City 's · 
. Director of Finance , development charges and education development 

charges, in ac(:ordance with City of Guelph Deve lopment Chat·ges By- la w 
(2009)-18729, as amended from time to time, or any successor t hereof, and 
in accordance with the Education Development Charges By-laws of the Upper 
Grand Dist rict School Board (Wellington County) andthe Wellington Catholic 
Distr ict School Board, as amended from time to time, or any successor by
laws t hereof, prior to issuance of a building permit, at the rate in effect at 
the time of issuance of the building pem1it ; 

23 .That prior to issuance of a building permit, the app licant make satisfactory 
arrangements w ith t he Techn ical Services Departm ent of Guelph Hydro 
Electric Systems Inc. for the servici ng of t he newly created lots and for the 
relocation of the ex isting stub pole due to the proposed new driveway . The 
cost wo uld be at the applicant's expense. 

· 24.That priorto endorsation of the deeds, the owner shall enter in to an 
· agreement with the City, registered on title, satisfactory to the General . · 
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Manager/City Engineer, agreeing to satisfy the above noted conditions and to 
develop the site in accordance with the approved plans . 

25.That the documents in triplicate with origina l signatures to finalize and 
register the transaction be presented to the Secretary-Treasurer of the 
Committee of Adjustment along with the administration fee required for 
endorsement, prior to April 16, 2015. 

26.That all required fees and charges in respect of the registration of all 
documents required in respect of this approval and administration fee be 
paid, prior to the endorsement of the deed. 

27 .That the Secretary-Treasurer of the Committee of Adjustment be provided . 
with a written undertaking from the applicant's solicitor, prior to 
endorsement of the deed, that he/she will provide a copy of the registered 
deed/instrument as registered in the Land Registry Office within two years of 
issuance of the consent certificate, or prior to the issuance of a building 
permit (if applicable), whicheve r occurs first . 

' . ' . . . . . . . . · . 

28.That a Reference Plan be prepared, deposited and filed with the Secretary-
. Treasurer which shall indicate the boundaries ofthe severed parcei, any 

easements/rights-of-:way and bui lding locations . The submission must. also 
include a digital copy ofthe draft Reference Plan (version ACAD 2010) which 
can be forwarded by email (cofa@guelph .ca) or supplied on a compact disk . 
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TO 

SERVICE AREA 

DATE 

SUBJECT 

City Council 

Infrastructure, Development and Enterprise 

February 9, 2015 

Proposed Demolition of 123 Dawn Avenue 
Ward 6 

REPORT NUMBER 1S-06 

EXECUTIVE SUMMARY 

PURPOSE OF REPORT 
To provide background and a staff recommendation related to a request for 
demolition approval of one (1) single detached dwelling. 

. . . 

KEY FINDiNGS . 
·One (1) existing single detached dwelling is proposed to be replaced with one 
(1) new single detacheddwelling, resulting in no net loss of residential dwelling 
units. The subject property is regulated by the Private Tree Protection By~ laW. 

FINANCIAL IMPLiCATIONS 
None. 

ACTION REQUIRED 
Council is being asked to approve the demolition request. 

RECOMMENDATION 
1. That Report 15-06 regarding the proposed demolition of one (1) single detached 

dwelling at 123 Dawn Avenue, legally described as Plan 555, Part Lot 5; City of 
Guelph, from Infrastructure, Development and Enterprise dated February 9, 
2015, be received; 

2. That the proposed demolition of one (1) detached dwelling at 123 Dawn Avenue 
be approved; 

3. That the applicant prepare and submit a Tree Preservation .Plan in accordance 
with the Private Tree Protection By-law to the satisfaction of the General 
Manager of Planning Services prior to undertaking activities which may injure or 
destroy regulated trees; 
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4. That the applicant be requested to erect protective fencing at one (1) metre 
from the dripline of any existing trees on the property or on adjacent properties 
which can be preserved as identified on the approved Tree Protection Plan prior 
to commencement of demolition and maintain fencing during demolition and 
construction of the new dwelling; 

5. That the applicant be requested to contact the General Manager of Soli.d Waste 
Resources, within Infrastructure, Development and Enterprise regarding options 
for the salvage or recycling of all demolition materials. 

BACKGROUND 
An application to demolish one (1) single detached dwelling at 123 Dawn Avenue 
was received on November 25, 2014 by Infrastructure, Development and 
Enterprise. The existing detached garage is to remain. 

The subject property is located to the west side of Gordon Street and north of 
Clairfields Drive West. The subject property is zoned R.1B (R~sideritial Single 
Detached), which permits single detached dwellings, accessory apartments, bed and 

. breakfast establishments, day care centres, group homes, home occupations and 
lodging houses Type 1. The rear portion of the property is zoned WL (Wetlc'md), 
which permits wetlands, flood c:ontrol fadlities, recreation tr:ails approVed by th~ . 

. Grand River Conservation Authority and wildlife management areas. The applicant is 

. requesting to demolish the existing dwelling on the subject property and . . . 
subsequently construct a new detached dwelling (see location map and site photos . 
on Attachments 1 and 2). The proposed concept drawings for the replacement 
dwelling is included in Attachment 3 for information. 

REPORT 
The City's Demolition Control By-law was passed under the authority of Section 33 
of the Planning Act. The By-law is intended to help the City" ... retain the existing 
stock of residential units and former residential buildings in the City of Guelph." 
Section 3.3 of the Planning Act allows that Council's decision may be appealed by 
the applicant to the Ontario Municipal Board. In addition, an applicant may appeal 
if there is no decision within 30 days of f iling the application. 

Cultural Heritage Resources 
The subject property is not designated under the Ontario Heritage Act and is not 
listed in the City of Guelph's Municipal Register of Cultural Heritage Properties 
under Section 27 of the Ontario Heritage Act. The subject property has not been 
identified as a built heritage resource in the City's Couling Building Inventory. 
Therefore, Heritage Planning staff has no objection to the proposed demolition. · 
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Tree Protection 
The subject property is larger than 0.2 ha and therefore regulated by the Private 
Tree Protection By-law (2010)-19058. Furthermore, the trees at the rear of the 
property form part o.f a Significant Natural Area (Provincially Significa(lt Wetland, 
Significant Woodland, Significant Wildlife Habitat). To ensure the protection of the 
Significant Natural Area, as well as the urban forest and canopy, a Tree 
Preservation Plan will be required prior to undertaking activities which may injure 
or destroy regulated trees. A Tree Protection Zone (TPZ) will need to be established 
where protective tree hoarding would be installed within the Significant Natural 
Area and the associated root zones. The owner will also be requested to erect 
protective hoarding around any trees outside the TPZ on the property prior to 
demolition activities and maintain the hoarding throughout the. demolition process . 

. There should be no equipment within or materia.ls stored within the TPZ or the 
tree's root zone. Although not anticipated, should there be the need to remove any 
trees surrounding the dwelling in order to demolish, a permit would be required 
prior to such removal. 

The approval of the demolition application is recommended as the existing dwelling 
is not asignificant cultural heritage resource, and is proposed to be replaced with a 
new detached dwelling. Therefore; there will be no overall loss of residential stock 
proposed as a result of this application. · 

CORPORATE STRATEGIC PLAN 
· · City Building -Strategic Directions 3.1: Ensure a well-designed, safe, inclusive, 

appealing and sustainable City. 

FINANCIAL IMPLICATIONS 
None 

DEPARTMENTAL CONSULTATION 
The City's Senior Heritage Planner and Environmental Development Planner were 
consulted regarding the proposed demolition permit. 

COMMUNICATIONS 
A sign was posted on the subject property advising that a demolition permit has 
been submitted and that interested parties can contact Building Services for 
additional information. 

ATTACHMENTS 
Attachment 1 - Location Map 

·Attachment 2 - Site Photos 
Attachment 3 - Proposed Concept for Replacement Dwelling 
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Prepared By: 
Randy Harris 
Administrator of 
Planning Technical Services 

~~ Ap~dBY 
Todd Salter 
General Manager 
Planning Services 
519-822-1260, ext.2395 
todd.salter@guelph.ca . 

Approved By: 
Sylvia Kirkwood 
Manager of Development Planning 

w~ 
Recommended By 
AI Horsman 
Deputy CAO 
Infrastructure, Development and 
Enterprise 
519-822-1260, ext. 5606 
al.horsman@guelph.ca 
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ATTACHMENT 2 - Site Photos 

Aerial Photograph 
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Photos of 123 Dawn Avenue 

(Photos taken by K. Orsan December 2014) 
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ATTACHMENT 3- Proposed Concept for Replacement Dwelling 

·Proposed Front Elevation 

Proposed Rear Elevation 
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TO 

SERVICE AREA 

DATE 

SUBJECT 

City Council 

Infrastructure, Development and Enterprise 

February 9, 2015 

Proposed Demolition of 86 Kent Street 
Ward 3 

REPORT NUMBER 15-09 

EXECUTIVE SUMMARY 

· PURPOSE OF REPORT 
To provide background and a staff recommendation related to a request for 
demolition approval of one (1) single detached dwelling. 

KEY FINDINGS 
One (1) existing single detached dwelling is proposed to be replaced with one 
(1) new single detached dwelling, resulting in no net loss of residential dwelling 
units. · 

FINANCIAL IMPLICATIONS 
None. 

ACTION REQUIRED 
Council is being asked to approve the demolition request. 

RECOMMENDATION 
1. That Report 15:..09 regarding the proposed demolition of one (1) single detached 

dwelling at 86 Kent Street, legally described as Plan 8, Part Lot 1009; City of 
Guelph, from Infrastructure, Development and Enterprise dated February 9, 
2015, be received; 

2. That the proposed demolition of one (1) detached dwelling at 86 Kent Street be 
approved; 

3. That the applicant be requested to erect protective fencing at one (1) metre 
from the dripline of any existing trees on the property or on adjacent properties 
which can be preserved prior to commencement of demolition and maintain 
fencing during demolition and construction of the new dwelling; 
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4. That the applicant be requested to contact the General Manager of Solid Waste 

Resources, within Infrastructure, Development and Enterprise regarding options 
for the salvage or recycling of all demolition materials. 

BACKGROUND 
An application to demolish one (1) single detached dwelling at 86 Kent Street was 
received on December 3, 2014 by Infrastructure, Development and Enterprise. 

The subject property is located to the east side of Glasgow Street South and north of 
· Waterloo Avenue. The subject property is zoned R.lB (Residential Single Detached), 
which permits single detached dwellings, accessory apartments, bed and breakfast 
establishments, day care centres; group homes, home occupations and lodging 
houses Type L The applicant is requesting to demolish the existing dwelling on the 
subject property and subsequently construct a new detached dwelling (see location 

· map and site photos on Attachments 1 and 2). The proposed front elevation for the 
. replacement dwelling is included as Attachment 3 for information. · 

REPORT 
The City's Demolition Control By-law was passed under the authority of Section 33 
of the Planning ACt. The By-law is intended to help the City" ... retain the existing 
stock of residential units and former residential buildings in the City of Guelph." 

. Section 33 of ~he Planning Act allows that ·council's decision may be appealed by .. . 
· . the applicant to the Ontario Municipal Board. In addition/an applicant may appeal 

if there is no deci?ion within 30 days of filing the application. · 

Cultural Heritage Resources . . . . . . . . . . 
Thesubject property is not designated under the Ontario Heritage Act and is not 
listed in the City of Guelph's Municipal Register of Cultural Heritage Properties . 
under Section 27 of the Ontario Heritage Act. The subject property has not been . 
identified as a built heritage resource in the City's Couling Building Inventory. 
Therefore, Heritage Planning staff has no objection to the proposed demolition. 

Tree Protection 
The subject property is less than 0.2 hectares .in size and, therefore is not 
regulated by the Private Tree Protection By-law. It is staff's preference to maintain 
and protect the urban forest and canopy where possible. As such, the owner is 
encouraged to preserve any trees. If trees are to be retained, a tree protection 
zone (TPZ) will need to be established where protective tree hoarding would be 
installed to protect the trees. Staff are recommending that the owner erect 
protective hoarding around any trees on the property prior to demolition activities 
.and maintain the hoarding throughout the construction of the new dwelling. 

The approval of the demolition application is recommended as the existing dwelling 
is not a significant cultural heritage resource, and is proposed to be replaced with a 
new detached dwelling. Therefore, there will b~ no overall loss of residential stock · 
as a result of this application. 
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CORPORATE STRATEGIC PLAN 

Making 1 Dlfforence 

City Building -Strategic Directions 3.1: Ensure a well-designed, safe, inclusive, 
appealing and sustainable City. 

FINANCIAL IMPLICATIONS 
None 

DEPARTMENTAL CONSULTATION 
The City's Senior Heritage Planner and Environmental Development Planner were 
consulted regarding the proposed demolition permit. 

COMMUNICATIONS 
A sign was posted on the subject property advising that a demolition permit has 
been submitted and that interested parties can contact Building Services for 
additional information. 

ATTACHMENTS · 
Attachment 1 - Location Map 
Attachment 2 ""Site Photos 
Attachment 3 - Proposed Conceptual Front Elevation 

Prepared By: 
Randy Harris . 
Administrator of . 
Planning Technical Services 

. ·'1ft1Jc 
Appr ed By 
Todd Salter 
General Manager 
Planning Services 
519-822-1260, ext.2395 
todd.salter@guelph .ca 

· Approved By: . ~ 

. Sylvia Kirkwood 
·Manager of Development Planning 

~ 
Recommended By 
AI Horsman 
Deputy CAO 
Infrastructure, Development and 
Enterprise 
519-822-1260, ext. 5606 
al.horsman@guelph.ca 
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ATTACHMENT 2 - Site Photos 

Aerial Photograph 
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Photos of 86 Kent Street 

(Photos taken by R. Harris, January 2015) 
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BYLAWS 
 

 
- February 9, 2015 – 

 
 
By-law Number (2015)-19849 
A by-law to authorize the execution of a 
Subdivision Agreement between Reid’s 
Heritage Homes Ltd., The Corporation of 
the City of Guelph and The Laurentian 
Bank of Canada.  (Pergola Phase 2 
Subdivision) 

 
To execute a subdivision agreement 
with respect to the Pergola Phase 2 
Subdivision. 

 
By-law Number (2015)-19850 
A by-law to authorize the execution of a 
Professional Consulting Services 
agreement between The Corporation of 
the City of Guelph and Stantec Consulting 
Ltd. (Pergola Phase 2 Subdivision) 

 
To execute an agreement for 
Professional Consulting Services. 
(Pergola Phase 2 Subdivision) 

 
By-law Number (2015)-19851 
A By-law to authorize the execution of an 
Engineering Services Agreement between 
The Corporation of the City of Guelph and 
Reid’s Heritage Homes Ltd. (Pergola 
Phase 2 Subdivision) 

 
To execute an Engineering Services 
Agreement.  (Pergola Phase 2 
Subdivision) 

 
By-law Number (2015)-19852 
A by-law to remove Lot 4, Plan 61M193, 
designated as Parts 5 and 6, Reference 
Plan 61R20414 in the City of Guelph from 
Part Lot Control.  

 
To remove lands from part lot control. 

 
By-law Number (2015) – 19853 
A by-law to remove Block 84, Plan 
61M182 designated as Parts 27 to 38 
inclusive, Reference Plan 61R20212 in the 
City of Guelph from Part Lot Control. 

 
To remove lands from part lot control.  

 
By-law Number (2015) – 19854 
A by-law to remove Lot 6, Plan 61M182, 
designated as Parts 17 and 18, Reference 
Plan 61R20095 in the City of Guelph from 
Part Lot Control. 

 
To remove lands from part lot control.  

 
By-law Number (2015) – 19855 
A by-law to remove Block 15, Plan 
61M193, designated as Parts 13 to 24 
inclusive, Reference Plan 61R20414 in the 
City of Guelph from Part Lot Control. 

 
To remove lands from part lot control.  



 
By-law Number (2015)-19856 
A by-law to dedicate certain lands known 
as Reserve Block 79, Plan 61M172 as part 
of Westra Drive, City of Guelph. 

 
To dedicate lands as part of Westra 
Drive. 

 
By-law Number (2015)-19857 
A by-law to dedicate certain lands known 
as Block 113, Plan 61M84, City of Guelph, 
as part of Elmira Road. 

 
To dedicate lands as part of Elmira 
Road. 

 
By-law Number (2015)-19858 
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 property described as Part of 
Lots 25, 31 and 32, Registered Plan 53 
and Part of Lot 4, Concession 3, Division 
“C”, City of Guelph, and known 
municipally as 55 and 75 Cityview Drive 
North to implement a plan of subdivision 
(File Number 23T-12501/ZC1202). 

 
To amend the City’s Zoning By-law. 

 
By-law Number (2015)-19859 
A by-law to confirm the proceedings of 
meetings of Council held on January 19, 
21, 26 and 28th and February 9, 2015. 

 
To confirm the proceedings of meetings 
of Council. 

 


